Planning Commission
AGENDA

PLANNING COMMISSION REGULAR MEETING
THURSDAY, March 25, 2021
(VIA WEB-EX)
CITY COUNCIL CHAMBERS
BLOOMINGTON CIVIC PLAZA
1800 WEST OLD SHAKOPEE ROAD
BLOOMINGTON, MN 55431
6:00 PM
Chair Jon Solberg has determined it is not practical or prudent to conduct an in-person meeting at City Hall due to the global COVID-19 health pandemic
as permitted by MS 13D.021. Some or all members of the Planning Commission and staff may participate remotely and electronically as permitted by law.
Members of the public may watch, listen or participate in the meeting via television, computer or phone.
To watch or listen to the meeting:
1.
2.
3.

Watch BTV (Comcast channels 859 or 14)
Watch online at blm.mn/btv-live or the City's YouTube Channel: blm.mn/youtube
Listen by phone: 1-415-655-0001, Access code 133 111 6322 (The City recommends using a cell phone to eliminate long distance charges)

To aide in the smooth running of the meeting, the City recommends pre-registration for live testimony for public hearing items: e-mail
planning@bloomingtonmn.gov or call 952-563-8920 any time prior to 4:30 p.m. on the date of the meeting to register and receive instruction.
Call-in numbers for live testimony during the meeting: (The City recommends using a cell phone to eliminate long distance charges)
1.
2.

U.S. and Canada: 1 (888) 742-5095; Conference Code: 8461001098
International callers: 1 (619) 377-3319; Conference Code: 8461001098

ITEM 1
(public hearing)

Case PL201-30
Bloomington Hotel Venture (owner)
3 and 4 Appletree Square
Major revision to the Appletree Square preliminary development plan and final development plan to convert a portion of the
Crowne Plaza Hotel into 229 apartments

ITEM 2
6:00 p.m.
(public hearing)

Case PL2020-31
WPT Land 2 LP (owner)
6625 West 78th Street
Variance to reduce the setback from 20 feet to 3.1 feet for a freestanding sign

ITEM 3
6:00 p.m.
(public hearing)

Case PL2021-29
City of Bloomington
City Code Amendment to move Landscape and Screening (Section 19.52) and Tree Preservation (Section 19.53) from Chapter 19 to
Chapter 21, with minor updates

ITEM 4
(study item)

City of Bloomington
CNU Portland Legacy Project Update

BloomingtonMN.gov: A yearly meeting schedule, agendas, and the official minutes once approved are available. If you require a reasonable
accommodation, please call 952-563-8733 (MN Relay 711) as soon as possible, but no later than 9:00 a.m. one business day before the meeting day.

1

Planning Commission Item

Originator

Item

Planning

Appletree Square PDP/FDP Revisions - 3 and 4 Appletree Square

Agenda Section

Date

Item 1

March 25, 2021

Requested Action:

Staff recommends approval using the following motion:
In Case PL2021-30, having been able to make the required findings, I move to recommend City Council approval of
a major revision to preliminary development plans and final development plans to convert a portion of an existing
hotel located at 3 and 4 Appletree Square into 229 apartments, subject to the conditions and Code requirements
attached to the staff report.

Description:

Major revision to the Appletree Square preliminary development plan and final development plan to convert a
portion of the Crowne Plaza Hotel into 229 apartments

Attachments:

Staff Report
Project Description
Affordable Housing Plan - Updated
Micro Unit Graphic
Dwelling Unit Layouts
Preliminary and Final Development Plans
Aire Apartments Parking Study - Final
DRC Meeting Minutes
DRC Comment Summary
Affidavit of Publication
Notification Map
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GENERAL INFORMATION
Applicant:

Ron Clark Construction (applicant)
Bloomington Hotel Ventures, LLC (Property owner)

Location:

3 & 4 Appletree Square

Request:

Major revision to the Appletree Square preliminary
development plan and final development plan to convert a
portion of the Crowne Plaza Hotel into 229 apartments at 3
and 4 Appletree Square

Existing Land Use and Zoning:

Hotel; zoned HX-R(PD) High Intensity Mixed Use with
Residential (Planned Development)

Surrounding Land Use and Zoning:

North – Hotel and remote airport parking; zoned HX-R(PD)
South – Office; zoned HX-R(PD)
East – Surface parking lot; zoned HX-R(PD)
West – Multiple-family residential; zoned HX-R(PD)

Comprehensive Plan Designation:

South Loop Mixed Use

HISTORY
City Council Action:

September 9, 1977 – Revised preliminary and final
development plan – Approved (Case 8317A-77).

City Council Action:

Major revision to preliminary and final development plan for
a hotel addition and surface parking lot (Case 7727A-85).

CHRONOLOGY
Planning Commission:

03/25/2021 – Public Hearing scheduled

City Council:

04/05/2021 – Review anticipated (Consent Business)

Report to the Planning Commission
Planning Division/Engineering Division

03/25/2021
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DEADLINE FOR AGENCY ACTION
Application Date:
60 Days:
120 Days:
Applicable Deadline:
Newspaper Notification:
Direct Mail Notification:

02/17/2021
04/18/2021
06/17/2021
04/18/2021
Confirmed – (03/11/2021 – 10 day notice)
Confirmed – (500 buffer – 10 day notice)

STAFF CONTACT
Mike Centinario
Phone: (952) 563-8921
E-mail: mcentinario@BloomingtonMN.gov

PROPOSAL
The Crowne Plaza Hotel is a 13-story, full-service hotel at 3 and 4 Appletree Square. The applicant
is proposing to convert a substantial portion of the hotel tower into 229 apartments. The proposal
includes small studio apartments often referred to as “micro-units,” a residential product not
currently available in the City of Bloomington. Staff will refer to dwelling units as “micro” when
they are proposed to be less than 400 square feet, the City Code minimum. Twenty percent of the
units would be affordable; 35 units (15 percent of total) would be affordable to households earning
up to 50 percent of the Area Median Income (AMI) and 11 units (five percent of total) would be
affordable to households earning up to 60 percent of AMI. No public financial assistance is being
requested.
A hotel would remain under a new flag and in the form of an extended stay hotel. The hotel room
count would be reduced from 430 to 135 on four floors. No exterior changes to the building are
proposed except for additional bike racks and an egress sidewalk to 34th Avenue. The existing dropoff area, lobby coffee bar, and hotel restaurant would remain. Parking would continue to be
provided at the adjacent parking structure for both the hotel and apartment uses. The applicant may
proceed in the future with adding ground level retail at the corner of American Blvd. and 34th
Avenue, but that concept is not part of the current application.

Report to the Planning Commission
Planning Division/Engineering Division

03/25/2021
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ANALYSIS
Land Use
Hotels and high-density multiple-family residential development are land uses consistent with the
South Loop District Plan and are permitted uses within the HX-R Zoning District. The applicant
identifies the hotel as underperforming and given the number of hotels developed in recent years,
the hotel may not be able to compete without repositioning. The project would improve the
district’s housing mix by providing another housing choice currently unavailable in the
Bloomington market in the form of small efficiency units with access to high building amenities.
Generally, there is public benefit to “right-sizing” a hotel and converting the remaining floor area to
apartment units.
Code Compliance
The proposed development would convert a portion of an existing hotel into apartments. The review
focuses on multiple-family development and Opportunity Housing Ordinance (OHO) requirements.
Table 1 provides a Code analysis of items that meet or exceed City Code or require revision. The
table is followed by commentary related to deviations requested and Opportunity Housing
Ordinance (OHO) development incentives.
Table 1: City Code Requirement Analysis for HX-R Development
Standard

Code Required

Proposed

Compliance

120,000 square feet
minimum
1.5 minimum
2.0 maximum (w/o
credits)
30 dwelling units/acre
minimum

610,520 square feet
(entire PD)

Yes

1.63 (entire PD)

Yes

39.7 units/acre (entire
PD)

Yes

400 square feet

357 to 702 square feet

Deviation requested

650 square feet

687 to 851 square feet

Yes

800 square feet

917 to 1,109 square
feet

Yes

In-unit storage space

Equal to unit count;
minimum 96 cubic feet
with 4 foot horizontal
and vertical dimensions

Unit quantity – 115;
Unit volume to be
confirmed

Parking

619 stalls

302 stalls

Site area
Floor area ratio
Residential density
Unit size – studio and
alcove
Unit size – one
bedroom
Unit size – two
bedroom

Report to the Planning Commission
Planning Division/Engineering Division

Storage unit quantity is
compliant (with OHO
incentive); unit volume
to be confirmed prior
to building permit
Deviation requested
03/25/2021
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Noise attenuation

Trash and recycling

Noise attenuation when
project is located at or
above the 60 dBA
DNL Contour
Internal trash and
recycling

REQUEST FOR COUNCIL ACTION
PAGE 4 of 10

Building outside of 60
DNL boundary

Yes

Internal trash and
recycling

Yes

Opportunity Housing Ordinance Requirements and Incentives
The Opportunity Housing Ordinance (OHO) affordability requirement is 22 dwelling units
affordable at a 60 percent AMI level. The applicant is proposing to exceed the requirement with 46
affordable units. The applicant’s Affordable Housing Plan identifies the following affordable unit
mix of apartments affordable at a 50 or 60 percent AMI level:






Micro units: 18 units
Alcove: 15 units
One bedroom: 9 units
Two bedroom: 4 units
Affordable unit total: 46

By meeting the OHO requirement, the development is entitled to incentives outlined in Chapter 9 of
the City Code. Below is a summary of the OHO development incentives that apply to this
development:
1. Parking – located in the South Loop District steps away from an LRT station, a reduction
from standard parking requirements is warranted. By incorporating at least nine percent of
the units affordable to a 50 percent AMI level, a 30 percent parking reduction is available.
Even with the OHO parking reduction, the applicant is seeking an additional deviation from
City Code to further reduce parking. The parking analysis is provided below.
2. Dwelling unit size – efficiency apartments (studios/alcoves) must be at least 400 square feet
in area. The OHO permits a reduction in unit size, with larger unit size reductions for
increasingly affordable units. For dwelling units affordable at a 60 percent AMI level, the
unit size reduction is 10 percent – 360 square foot minimum for efficiency apartments. For
dwelling units affordable at 50 percent AMI level, the unit size reduction is 20 percent – 320
square foot minimum for efficiency apartments. The applicant proposes micro units at
various affordability levels:
a. 50 percent AMI – 35 units, of which 14 are micro units eligible for OHO flexibility.
These micro units are compliant with City Code due to the OHO incentive.
b. 60 percent AMI – 11 units, of which 4 are micro units eligible for OHO flexibility.
The 357 square foot micro units are 3 square feet smaller than the 360 square foot
requirement after use of the 10 percent OHO flexibility. The applicant is seeking a
deviation from City Code which is addressed below.

Report to the Planning Commission
Planning Division/Engineering Division

03/25/2021
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c. 80 percent AMI – 46 micro units. These micro units are not proposed to be
specifically reserved as affordable units. However, due to the characteristics of the
development and their size, the applicant contends the initial rents for these units
would be affordable at an 80 percent AMI level. Rent levels for these units would
fluctuate over time with market conditions. These units do not qualify for OHO
flexibility and hence are requesting planned development flexibility.
3. Storage units – non-age restricted apartment buildings are required to provide a separate
storage unit within the building for each dwelling unit. Without the OHO incentive, this
would mean 229 storage units. The applicant depicts 115 storage units within the building,
which meets requirement when applying the OHO’s 50 percent storage unit reduction.
Pending confirmation the storage unit volumes meet the City standard, the proposed storage
units meet City Code requirements. All 46 OHO-designated units would have access to a
storage unit at no additional cost to the tenant.
4. Enclosed parking – each dwelling unit must have one fully-enclosed parking space. For 229
dwelling units, 229 enclosed parking spaces are normally required. A recent amendment to
the OHO increased the enclosed parking reduction to 50 percent for developments that
incorporate at least nine percent of units at a 50 percent AMI affordability level. Applying
that OHO incentive, the development would be required to provide 115 enclosed parking
stalls. The applicant is proposing 96 enclosed parking stalls. In compliance with OHO
standards, all OHO-designated units would have access to an enclosed parking stall at no
additional cost to the tenant. While only 96 stalls are enclosed, all 300 stalls would be
located within the parking structure – much of the proposed parking would be on the top
parking structure level. The 19 stall difference between the required and proposed enclosed
parking stalls is marginal and staff is supportive of the deviation. Ultimately, the success of
this development will depend on some tenants not needing a parking space.
Studio Unit Size
Table 2 below identifies the affordability level for micro efficiency units across several affordability
levels. To be clear, the units identified as affordable to an 80 percent AMI level are not specifically
proposed to be Opportunity Housing Ordinance dwelling units. Rather, the small living area
combined with cost savings by converting existing hotel rooms to apartments, result in the units
being “naturally affordable” at an 80 percent AMI level.
Table 2: Micro Unit Size and OHO Incentives
Affordability Level
50 percent AMI units
60 percent AMI units

Minimum Size with
Incentive
320 square feet (20%
reduction incentive)
360 square feet (10%
reduction incentive)

Report to the Planning Commission
Planning Division/Engineering Division

Proposed Unit Size

Compliance

357 square feet

Yes

357 square feet

Deviation requested
for 3 square feet
03/25/2021
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80 percent AMI units

400 square feet (no
incentive)
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357 square feet

Deviation requested
for 43 square feet

Staff is supportive of the unit size deviations for the 60 and 80 percent AMI micro units. The units
would be the same size and finish across the affordability levels. Staff agrees that there should be no
distinction between the micro units. Whether the unit is designated as affordable or not, the micro
unit’s size and finish would be similar and distributed throughout the residential floors.
The applicant provided a three-dimensional graphic depicting 400 and 350 square foot efficiency
apartments. The purpose of the graphics was to demonstrate that the “livability” of a 357 square
foot unit is substantially equivalent to a 400 square foot unit. Staff generally agrees. The tenant
interested in a micro unit would likely not be dissuaded by 43 fewer square feet when there is
access to building amenities such as an indoor pool, fitness room, shared common spaces, an on-site
restaurant and bar, rooftop patio, and convenient access to light rail transit. With no public financial
assistance requested, staff believes there is public benefit to the deviation given the 46 affordable
units.
Access, Circulation, and Parking
Access and circulation within the development site is not proposed to change – the primary access
to the main entrance would be from American Blvd. E. The hotel has a multiple-lane covered drop
off area. While there are a few surface stalls on site, the vast majority of parking would be provided
by the existing 1,195 stall parking structure. Three-hundred stalls are proposed to be dedicated for
hotel and apartment use. Table 3 below identifies the use mix between hotel and dwelling units
along with the deviations from City Code.
Table 3: Parking Analysis
Use Mix

Standard

Proposed

Parking Requirement

Hotel Rooms

1.1 stalls per unit

135

149

Studio & 1 BR

1.8 stalls per unit

208

374

2 BR

2.2 stalls per unit

21

46

1 stall per 100 square feet

1,000

10

1 stall per 3 seats

120

40

Party Room
Restaurant (seats)

Total parking required (stalls)

619

Deviation from City Code

51%

Deviation after OHO incentive – 30% reduction for apartments

26%

Deviation after OHO incentive and discounting restaurant
parking requirement

18%

Report to the Planning Commission
Planning Division/Engineering Division

03/25/2021
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The parking deviation from City Code is substantial and an independent parking study was
completed to determine if the proposed 300 structured stalls would be adequate. To be sure, the
parking requirement using the “base” Code is higher than what we would expect to see in the South
Loop District. For example, the hotel restaurant is fully integrated into the hotel operation and is not
marketed independently. Nonetheless, the restaurant adds 40 parking stalls to the overall
requirement. Staff included a calculation in Table 3 that discounts the restaurant parking
requirement. The study included the potential retail development phase in the study, although the
retail component is not part of the proposal.
Appletree Square will be undergoing significant changes over the next several years given the
residential developments that have been approved. The parking study has been reviewed several
times due to multiple iterations of development proposals and takes into consideration prepandemic parking demands. The study concluded the proposed parking would be sufficient. Using
Institute for Traffic Engineers (ITE) parking demand for the uses, the development would likely see
a parking deficient on Saturdays due to peak hotel parking demand. However, when implementing a
shared parking model using observed parking demand, the study concluded there would be surplus
parking.
Because the proposed parking deviation is significant, staff has requested the applicant consider
what overflow parking alternatives might exist should the parking study model turn out to be an
underestimation. The applicant will be prepared to present those ideas at the Commission meeting.
Stormwater Management
The proposed project does not include any exterior modifications to the site. No additional
stormwater management is required.
Utilities
The subject property is served by both City sanitary sewer and water. The revised water and sewer
demands have been reviewed by Staff and it has been determined there is adequate capacity to serve
this development.
Traffic Analysis
No significant impacts to the adjacent traffic patterns due to this building conversion have been
identified.
Transit and Transportation Demand Management (TDM)
This redevelopment will require a Tier 2 TDM plan, which allows the property owner to choose
from a menu of TDM options. The owner has not yet submitted a Tier 2 TDM checklist.

Report to the Planning Commission
Planning Division/Engineering Division

03/25/2021
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Fire Preventions and Public Safety
The access and circulation design must continue to meet or exceed the minimum standards of the
fire code and be maintained in accordance to the approved plan including a surface to provide all
weather driving capabilities. Apparatus access roads must be asphalt or concrete and support a
minimum of 80,000 pounds with a turning radius to accommodate BFD Ladder 3. The applicant
shall ensure the proposed landscaping plans do not interfere with access to the building.
The applicant must ensure the fire alarm system is code compliant for the new occupancy
classification. Smoke alarms shall be in working order. Any smoke alarms 10 years or older shall be
replaced. Carbon monoxide detection may be required in the new R-2 units with gas fueled
appliances.
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.
Status of Enforcement Orders
There are no open enforcement orders for the property.

FINDINGS
Required Preliminary Development Plan Findings - Section 21.501.02(d)(1-6):
Required Finding
(1) The proposed use is not in conflict
with the Comprehensive Plan

(2) The proposed use is not in conflict
with any adopted District Plan for
the area
(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
(4) Each phase of the proposed
development is of sufficient size,
Report to the Planning Commission
Planning Division/Engineering Division

Finding Outcome/Discussion
Finding made – There is no conflict between the
proposed development and the Comprehensive Plan. The
proposed hotel to apartment conversion is consistent with
the Comprehensive Plan’s South Loop Mixed Use
designation.
Finding made – The proposed development is consistent
with the South Loop District’s vision for dense
development that takes advantage of and supports nearby
transit options.
Finding made – The proposed deviations would facilitate
a development that offers additional housing choice
within the South Loop District. The deviations would not
have an adverse impact on the surrounding neighborhood
and are in the public interest.
Finding made – The planned development is one phase
and is not dependent on subsequent phases.
03/25/2021
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composition, and arrangement that
its construction, marketing, and
operation is feasible as a complete
unit without dependence upon any
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
(6) The proposed development will not
be injurious to the surrounding
neighborhood or otherwise harm the
public health, safety and welfare
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Finding made – Given the size and characteristics of the
proposed development, an excessive burden is not
anticipated on parks, schools, streets, the sanitary sewer
system or the water system once planned sanitary sewer
improvements are completed in the area.
Finding made – The proposed development is not
anticipated to be injurious to the surrounding
neighborhood or otherwise harm the public health, safety
and welfare. The hotel to apartment conversion must
meet all building and rental licensing requirements.

Required Final Development Plan Findings – Section 21.501.03(e)(1-7)
Required Finding
(1) The proposed use is not in conflict
with the Comprehensive Plan

(2) The proposed use is not in conflict
with any adopted District Plan for
the area
(3) The proposed development is not in
conflict with the approved
preliminary development plan for
the site
(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
(5) The proposed development is of
sufficient size, composition, and
arrangement that its construction,
marketing, and operation is feasible
Report to the Planning Commission
Planning Division/Engineering Division

Finding Outcome/Discussion
Finding made – There is no conflict between the
proposed development and the Comprehensive Plan. The
proposed hotel to apartment conversion is consistent with
the Comprehensive Plan’s South Loop Mixed Use
designation.
Finding made – The proposed development is consistent
with the South Loop District’s vision for dense
development that takes advantage of and supports nearby
transit options.
Finding made –The final development is consistent the
preliminary development plan, as proposed to be
amended.
Finding made – The proposed deviations would facilitate
a development that offers additional housing choice
within the South Loop District. The deviations would not
have an adverse impact on the surrounding neighborhood
and are in the public interest.
Finding made – The planned development is one phase
and is not dependent on subsequent phases.

03/25/2021
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as a complete unit without
dependence upon any 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
(7) The proposed development will not
be injurious to the surrounding
neighborhood or otherwise harm the
public health, safety and welfare
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Finding made – Given the size and characteristics of the
proposed development, an excessive burden is not
anticipated on parks, schools, streets, the sanitary sewer
system or the water system once planned sanitary sewer
improvements are completed in the area.
Finding made – Given the size and characteristics of the
proposed development, an excessive burden is not
anticipated on parks, schools, streets, the sanitary sewer
system or the water system once planned sanitary sewer
improvements are completed in the area.

RECOMMENDATION
Staff recommends approval using the following motion:
In Case PL2021-30, having been able to make the required findings, I move to recommend City
Council approval of a major revision to preliminary development plans and final development plans
to convert a portion of an existing hotel located at 3 and 4 Appletree Square into 229 apartments,
subject to the conditions and Code requirements attached to the staff report.

Report to the Planning Commission
Planning Division/Engineering Division

03/25/2021
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RECOMMENDED CONDITIONS OF APPROVAL
Case PL2021-30
Project Description: Major revision to the Appletree Square preliminary development plan and
final development plan to convert a portion of the Crowne Plaza Hotel into 229 apartments at 3 and
4 Appletree Square.
Address: 3 & 4 APPLETREE SQUARE
The following conditions of approval are arranged according to when they must be satisfied. In addition
to conditions of approval, the use and improvements must also comply with all applicable local, state,
and federal codes. Codes to which the applicant should pay particular attention are included below.

1.

2.
3.
4.
5.
6.
7.
8.
9.

Prior to Permit A Site Development Agreement, including all conditions of approval and
memorializing the affordable housing plan, must be executed by the applicant
and the City and must be properly recorded by the applicant with proof of
recording provided to the Director of Community Development.
Prior to Permit Sewer Availability Charges (SAC) must be satisfied.
Prior to Permit Parking lot and site security lighting plans must satisfy the requirements of
City Code Section 21.301.07.
Prior to Permit Bicycle parking spaces must be provided and located throughout the site as
approved by the City Engineer.
Ongoing
All construction stockpiling, staging and parking must take place on site and
off adjacent public streets and public right-of-way.
Ongoing
Alterations to utilities must be at the developer's expense.
Ongoing
A uniform sign design must be submitted for approval by the Planning
Manager (Section 19.109).
Ongoing
All trash and recyclable materials must be stored inside the principal building
(Sec. 21.301.17).
Ongoing
Access to 302 parking stalls within the planned development must be
maintained.
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7500 West 78th Street
Edina, MN
55439
(952) 947-3000
fax (952) 947-3030

Wednesday, February 17, 2021
Glen Markegard
Brian Hansen
Michael Centinario
City of Bloomington
1800 W. Old Shakopee Road
Bloomington, MN 55431-3027

RE: Aire Apartments
3 & 4 Appletree Square
Bloomington, MN 55425
Subject: Development Application PL2021.12
Glen, Brian & Mike,
Below is summary of the project:
1) Aire Apartments Narrative & Phasing
The redevelopment of the Crown Plaza hotel is the redevelopment of an underutilized &
underperforming hotel into a mixed-use project, adding a much-needed affordable housing
units while keeping a smaller hotel and also the potential for a future retail component. The
proposed project is planned to be redeveloped in two phases: 1) the current application
includes updating 135 of the current hotel rooms and the repurposing of the other 295 hotel
rooms into 229 apartment units will be completed in 2021; 2) the retail redevelopment on the
main floor is expected to be submitted for consideration by the Planning Commission and
City Council in 2022 after the apartment building is fully occupied but is not part of the city
approvals currently being requested..
The current development application is for Phase 1 only and no exterior changes to the
existing site are proposed as part of this submittal.

2) Current PDP and FDP proposal
Adaptive re-use repositioning a portion of the existing 14 story 430 room Crown Plaza Hotel
and Suites to serve the south metro apartment community with a naturally occurring
affordable option. The existing structure is uniquely designed which allows us to convert the
upper floors into 229 apartment units, consisting of 156 Studio/Alcoves, 48 One Bedroom
and 21 Two Bedroom apartments while retaining 135 hotel rooms on floors 3-6. 20% of
these units will be income restricted pursuant to the Opportunity Housing Ordinance (OHO),

Aire Apartments Narrative

Page 1 of 7
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in addition to the restricted units, most of the remaining units will be affordable to residents
earning under the 80 % AMI income level. Existing amenities such as an indoor swimming
pool, fitness area, coffee bar and a new amenity consisting of a rooftop social deck with fire
pits and grill stations will all be available to all residents. Also, the hotel’s central meeting
and banquet spaces will be repositioned into more resident amenities, including flexible
shared workspaces, multiple tenant/guest lounges, a game area and media/screen casting.
The Aircraft Grill (full bar and restaurant) will remain operational as it exists today.

3) OHO incentives and PDP/FDP flexibility:
The redevelopment of the Crown Plaza hotel in the Aire Apartment building is a
redevelopment of an underutilized & underperforming Hotel into a much-needed affordable
housing option. The redevelopment will create 229 multi-family rentals; 35 of these units
(15%) will be affordable to those at 50% AMI or below and 11 of these units (5%) will be
affordable to those at 60% AMI or below. In addition, as stated above, many of the
remaining unrestricted units will be affordable at 61% to 80% AMI rents, which are also
needed in the area.
The Opportunity Housing Ordinance requires that 21 affordable housing units are needed to
comply, we are restricting 46 units, more than double the required amount and based on the
request of city staff 75% of those will be at the lower 50% AMI levels. We felt it was
important to provide these additional units as this is a very unique project that is much more
comparable to existing NOAH projects within the city than it is to many of the new projects
being built. The unique nature of this location being so convenient to the light rail transit
station and the numerous jobs available at the Mall of America, the Airport and all along the
other areas adjacent to the transit system is a huge benefit to the residents but also creates the
need for more flexible standards .
The flexibility requests we are making are related to the transit oriented nature of the project,
the ever reducing need for car based transit, the amenity rich building we are creating along
with the overall affordability of the project, there is no other affordable project within the city
providing the high level of amenities we are able to provide in the Aire apartment, while still
maintaining reasonable rent levels. The areas of flexibility being requested are unit size,
storage units reduced by 50%, reduction of the number of overall parking stalls and to allow
for only 95 covered parking stalls.
We are requesting that 64 of the units be allowed to be 350 square feet which is smaller than
the 400 square feet limit that the current city code allows and slightly smaller than the 360 sq.
ft. allowed in the OHO. As you can see from the unit designs included these units are still
very nice and functional, you will not be able to tell the difference between and 350 sq. ft.
Aire Apartments Narrative
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unit vs. a 400 sq. ft. unit. We are also requesting to distribute those smaller units not just to
the affordable units but to the total project, why should only the affordable units be allowed
to be smaller when the whole community can benefit from a slightly smaller unit at a lower
overall rent.

We are also asking for flexibility in the total number of parking stalls provided, we are
providing 300 stalls along with reducing the number of covered stalls required to 96. The
OHO allows for flexibility in both of these areas, but because of the type of project we are
creating and the heavily transit focused nature we are asking for additional flexibility beyond
the prescribed OHO reductions. The city has obtained a parking study that was updated for
the overall project area showing all the current and future uses, it clearly shows that the 300
stalls we have available are more the amount needed for our project. The reduction of the
covered stalls requested is supported both by the parking study, the transit nature of this
project and the unit mix, but probably more relevant is comparing the rent levels of this
project to other NOAH projects within the city, those existing projects have very few, if any
covered stalls. We have 96 covered stalls and 204 additional uncovered stalls in the adjacent
ramp which will comfortably handle the hotel/apartment project and all the uses we have
proposed. Also, as clarification 46 of those 96 covered stalls will be reserved for the 46 OHO
units as required by the ordinance.
The requested OHO incentives and the additional FDP / PDP flexibility being requested are
needed to accomplish this redevelopment as proposed. We feel the public benefit created is
the 46 restricted affordable units being provided along with the many other NOAH
affordable units that will be created along with the direct access to the high quality transit
system which more than justifies the additional flexibility requested.
We are currenting requesting no financial assistance for the project in addition to the allowed
OHO incentives requested as part of this approval.
4) The Preliminary & Final Development Plans (PDP & FDP) are provided:
a. The attached plans show this development as Phase 3 to the American Square
PDP/FDP that was approved on 6/22/20.
b. The conversion from hotel to apartments is a major revision to the Appletree Square
preliminary development plan (PDP). The final developments plans are the plans that
represent the physical changes to the site. In terms of uses, multiple-family is a
permitted use. Restaurants and retail are permitted limited uses.

Aire Apartments Narrative
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5) Parking Requirements:
a. The existing parking for the current Hotel will remains unchanged which currently
provides 300 parking spaces in the adjacent parking ramp. The OHO and PDP/FDP
flexibility being requested conforms to the results of the attached Parking Study
update dated 2/16/21 from Alliant Engineering which supports that the current
parking is sufficient for the change in use of the building that we have proposed. The
new study estimates peak demand at 286 parking spaces. We are also requesting
OHO and PDP/FDP flexibility with regards to the 1 to 1 covered parking stall
requirement, we are asking to have only 96 covered parking stalls.
6) Building Storage Requirements:
a. 115 Storage units are provided as part of our proposal. Minimum size 4’x 3’. This is
based on the OHO flexibility of 50% allowed.
7) Unit Sizes:
a. The unit sizes will range from 350 square feet to 1,200 square feet. We are requesting
OHO and PDP/FDP flexibility with regards to the 64 units that are under the minimum
400 square feet requirement.
b.
8) Traffic:
a. A traffic forecast from Wenck Engineering will be provided in our submittal under
additional documents.
9) Site Photometric Plan:
a. A Site photometric Plan will be provided to the City prior to the issuance of a building
permit. This plan will be prepared to meet City requirements for light level cut-offs.
10) Survey:
a. Included as part of our development application we have updated the survey for the
property and is provided in our submittal under additional documents.

Aire Apartments Narrative
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11) Floor Area Ratio (FAR) updated information:
a. Lot Area = 78,756sf (1.808ac)
b. Per the below chart we have updated the FAR’s & Building Areas that were
submitted as part of the American Square development.
American Square - Bloomington

Building
Office Building
8009 34th Ave S
Office Building
8011 34th Ave S
Crown Plaza Hotel
3 & 4 Appletree Square
Market Rate Apartment
3701 American Blvd E
South Lot - Workforce Apartment
6 Appletree Square
North Lot Mixed Use Building
3601 American Blvd E
Current Shared Outlot

Lot Size Lot Size
in Acres sq. ft.

Gross
Building
Sq. Ft.

Existing Overall FAR
Gross
Lot Size Building
Sq. Ft.
sq. ft.

Individual
Building
FAR

1.35

58,899

267,036

4.53

58,899

267,036

58,899

267,036

58,899

267,036

1.91

83,360

119,504

1.43

83,360

119,504

83,360

119,504

83,360

119,504

1.81

78,756

290,915

3.69

78,756

290,915

78,756

290,915

78,756

290,915

3.81 166,172

234,021

1.41

166,172

-

166,172

234,021

166,172

234,021

75,208

84,082

1.73

75,208

84,082

1.12

75,208

-

75,208

2.20

95,861

176,563

1.84

95,861

-

95,861

1.20

52,264

14.016 610,520

52,264

1,172,121

610,520
FAR Ratio

Aire Apartments Narrative

FDP Overall FAR
Full PDP Overall FAR
Gross
Gross
Lot Size Building Lot Size Building
Sq. Ft.
Sq. Ft.
sq. ft.
sq. ft.

-

52,264

677,455
1.11

610,520

95,861
52,264

911,476
1.49

610,520

995,558
1.63
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12) Team response to staff comments from the 2/2/21 DRC Pre-Application Meeting
a. We have provided as a separate document, responses from our team to comments and
quotations raised at the DRC meeting.
13) Project Anticipated Employment
a. Apartment Building Staff
i. Management (3)
ii. Engineering (3-4)
iii. Cleaning (1)
b. Hotel Staff
i. Overall Full & Part-Time Staff (45-48)
14) Project Team
a. Kaeding Management Group
i. Carl Kaeding
ii. Brody Nordland
b. Reprise Design
i. Brian Johnson
ii. Jim Herget
c. Turn-Key Associates
i. Tom Duffy
d. Steven Scott Management
i. Brenda Hvambsal
e. Ron Clark Construction
i. Mike Waldo
ii. Mike Roebuck
15) Project Construction Schedule
a. Phase 1: Hotel conversion
i. Start 5/2021
ii. Complete 12/2021
b. Phase 2: Retail
i. The Phase is dependent on future approvals from the city, if those approvals
are received, we would like to start in 2022

Aire Apartments Narrative
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16) Proposed City Schedule
a. 2021.02.02 Pre-Application DRC
b. 2021.02.17 Application submittal
c. 2021.03.02 Post Application DRC
d. 2021.03.25 Planning Commission Mtg
e. 2021.04.05 City Council Mtg

(952) 947-3000
fax (952) 947-3030

17) Plans & Information uploaded to website
a. Project Narrative
b. Team responses to staff DRC comments
c. Development Application
d. Building Floor Plans & Unit Plans (Reprise Design)
e. Unit Counts
f. Property Survey (Alliant Engineering)/Legal Description
g. OHO Plan
h. Sewer & Water demand estimate
i. PDP/FDP updated plans
j. Traffic Counts
k. Parking Study

We look forward to working with you and the rest of the staff on this project. Please review our
application as well as the additional information uploaded to the website portal and please let us know if
you have any comments/questions and if any additional information is needed.
Aire Apartments
Project Team

Aire Apartments Narrative
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0
0
0
11
11
11
11
11
11
7

2
0
0
0
0
5
6
6
6
5
6
8

0
0
0
0
0
3
3
3
3
3
3
3

12
0
0
0
0
32
31
31
31
32
31
29

64

27

73

44

21

229

Floor
2
3
4
5
6
7
8
9
10
11
12
13

Total per
Unit Type

Total per Floor

Total per Floor

6
0
0
0
0
3
3
3
3
3
3
3

Suites

2BR, 2 BA

4
0
0
0
0
10
8
8
8
10
8
8

Unit Types - Hotel
Hotel Room

1 BR, 1 BA

Total per Unit
Type

Alcove

2
3
4
5
6
7
8
9
10
11
12
13

Studio B

Floor

Sudio A

Unit Types - Apartment

0
26
25
28
28
0
0
0
0
0
0
0

0
0
1
13
13
0
0
0
0
0
0
0

0
26
26
41
41
0
0
0
0
0
0
0

107

27

134
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Memo
To:

Mike Roebuck, Ron Clark Construction

From:

Ed Terhaar, P.E.

File:

B1531-20-18

Date:

February 19, 2021

Reference:

Traffic Forecast Information for Proposed American Square Development in
Bloomington, MN

I hereby certify that this report was prepared by me or under my direct supervision and that I am a duly Licensed Professional Engineer
under the laws of the State of Minnesota.

__________________________________ DATE: February 19, 2021
Edward F. Terhaar
License No. 24441

Purpose and Background
This memorandum presents traffic forecast information for the proposed conversion of the existing Crown
Plaza Hotel to a building with both apartment units and hotel rooms. The building is located in the southeast
quadrant of the American Boulevard/34th Avenue S. intersection in Bloomington. Trip generation information
for the existing hotel and the proposed project are presented in this memo.
Existing Conditions
The building currently has 430 hotel rooms and a restaurant/bar. Under existing conditions, the site has
access on American Boulevard and on 34th Avenue S.
Proposed Development Characteristics
The proposed project consists of converting the existing hotel to a building with 229 apartment units and 131
hotel rooms. The restaurant/bar will remain unchanged. Under future conditions the site will have the same
access points on American Boulevard and 34th Avenue S.
Trip Generation
Weekday a.m. and p.m. peak hour trip generation for the existing hotel and the proposed hotel and apartment
building were calculated based on data presented in the tenth edition of Trip Generation, published by the
Institute of Transportation Engineers (ITE). The resultant trip generation estimates are shown in Table 1.
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February 19, 2021
Mike Roebuck
Page 2 of 2

Table 1
Trip Generation for Existing and Proposed Uses
Land Use
(ITE Land Use Code)
Existing Use
Hotel (310)
Proposed Uses
Apartments (221)
Hotel (310)
Total

Note:

Size

Weekday AM Peak Hour
In
Out
Total

Weekday PM Peak Hour
In
Out
Total

Weekday
Daily
Total

430 Rooms

119

83

202

132

126

258

3,595

229 DU
131 Rooms

21
36
57

61
26
87

82
62
144

61
40
101

40
39
79

101
79
180

1,246
1,095
2,341

DU=dwelling unit

As shown in the table, the proposed uses generate 58 fewer trips in the a.m. peak hour, 78 fewer in the p.m.
peak hour, and 1,254 fewer on a daily basis.

et t:\1531 ron clark\17\feb 2021 update\traffic memo.docx
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OPPORTUNITY HOUSING ‐ AFFORDABLE HOUSING PLAN for CROWN PLAZA
Residential developments of 20 units or more must submit an Affordable Housing Plan to the City of
Bloomington as a part of the application for a final site and building plan, a final development plan or for NOAH
preservation. An Affordable Housing Plan is not required for a development in which the affordable housing
obligation is satisfied by a payment in lieu. The developer’s commitment to meet the requirements of the
Opportunity Housing Ordinance and the description of the affordable housing tools and incentives requested in
the Affordable Housing Plan will be included in the development agreement with the city.
An example Affordable Housing Plan is shown below to provide guidance in submitting a plan to the City of
Bloomington. Developers are encouraged to use this example as a starting point and to add as many additional
details as needed to completely answer questions about the creation and maintenance of affordable housing
within their development. Fill in a response beneath the italicized text for each section below and submit this
document with your application to serve as your Affordable Housing Plan.
#

Section

Ordinance Requirement (text in grey) and Example Responses

1.

OPPORTUNITY
HOUSING
REQUIREMENTS
SUMMARY

Provide a summary of the tools, methods, and related approaches used to meet the
requirements of § 9.06 and include options in § 9.07 to § 9.13 to construct rental or for sale
residential development on‐site or off‐site, purchase and rehabilitate Naturally Occurring
Affordable Housing, or acquire and rehabilitate existing market rate units

The redevelopment of the Crown Plaza hotel into a mixed‐use building with a
smaller hotel and the Aire Apartments is a redevelopment of a currently
underutilized & underperforming Hotel into a much‐needed affordable housing
option. The redevelopment will create 229 multi‐family rentals; 35 of these units
(15.2%) will be affordable to those at 50% AMI or below, 11of these units (4.8%)
will be affordable to those at 60% AMI or below. The Opportunity Housing
Ordinance requires that 21 affordable housing units at 60% AMI are needed to
comply. The requested OHO incentives are needed to accomplish this
redevelopment as such we are proposing to increase the number of affordable
units and to restrict more of them at 50% AMI instead of all at 60% AMI based on
the current need in the City of Bloomington and to increase the public benefit to
balance with the additional flexibility requested. The affordable units will be spread
within the building on various floors and will have a similar proportionate OHO
units with views in each direction as the non‐OHO units.
2.

PROJECT
METRICS

Provide the development philosophy and description of project performance metrics
including, but not limited to, development returns such as return on costs, return on equity,
and both leveraged and unleveraged internal rate of return to assist the city in analyzing
public participation § 9.06 and § 9.32

The redevelopment of the Crown Plaza hotel into a mixed‐use building with a
smaller hotel and the Aire Apartments will be built to a 6% yield to cost, with a
1
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target unleveraged IRR of 8% and leveraged IRR of 13%. We are requesting No
financial assistance in addition to the allowed incentives, but we are producing
more affordable units than required by the Ordinance and at the lower income
level.
3.

PROPOSED
MARKET RATE
AND
AFFORDABLE
UNITS

Provide the number, location, description of the structure such as but not limited to
attached, semi‐attached, or detached, size and cost of the proposed market rate and
affordable units § 9.32

The units are composed of:
91

Studio style units; averaging 388 square feet

73

Alcove style units; averaging 455 square feet

44 One‐bedroom units; averaging 745 square feet
21 Two‐bedroom units; averaging 1,036 square feet
There are 46 OHO restricted affordable housing units within our development,
along with many NOAH affordable units.
4.

AFFORDABILITY

Provide the income levels to which each affordable unit will be made affordable § 9.32

The Minnesota Housing annual income levels to which each affordable unit will be
made affordable (for a family of four), this Area Medium Income level is adjusted
each year by Minnesota Housing:
ELI (30% AMI): none currently, will work with staff to obtain funding needed for a
few units at this income level
VLI (50% AMI): 14 Studio style units; averaging 374 square feet
VLI (50% AMI): 11 Alcove style units; averaging 440 square feet
VLI (50% AMI): 7

one‐bedroom units; averaging 714 square feet

VLI (50% AMI): 3

two‐bedroom units; averaging 1,021 square feet

LI (60% AMI): 4 Studio style units; averaging 374 square feet
LI (60% AMI): 4 Alcove style units; averaging 440 square feet
LI (60% AMI): 2 one‐bedroom units; averaging 714 square feet
LI (60% AMI): 1 two‐bedroom units; averaging 1,021 square feet
5.

TERM OF
AFFORDABILITY

Provide the methods to be used to maintain affordability and the duration over which
affordability will be maintained § 9.32

We commit to maintaining the affordability limits shown here for the Opportunity
Housing units for a minimum of 20 years as provided for in a deed restriction
6.

AFFORDABILITY
MONITORING

Provide your plan to monitor ongoing affordability § 9.32

We plan to work with our affordable housing partners, Steven Scott Management
and Janken Housing Solutions, to implement and monitor household affordability as
required for tax credit compliance. Steven Scott Management and Janken Housing

2
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Solutions manage initial tenant income verification and ongoing annual
recertifications.
7.

8.

CONFIRMATION
OF RENTAL
ASSISTANCE
ACCEPTANCE

INCENTIVES

Provide written confirmation that households with U.S. Department of Housing and Urban
Development (HUD) Housing Choice Voucher rent assistance will be considered for tenancy
in rental development § 9.32

The Aire Apartment building would be open to tenant use of HUD Housing Choice
Vouchers for the life of the tenant voucher or a minimum of 20‐year affordability
period if vouchers continue to meet the 50% AMI rent levels.
Check and provide a description of the tools and incentives that your project is eligible for §
9.15 through § 9.31

☐ Density bonus
The development qualifies for an increased density incentive, but we currently do
not need it as we meet current zoning limits.
☐ Floor area ratio bonus
☐ Height bonus
The development will increase one extra story from 3 to 4 stories.
☒ Parking stall reduction
The development is inside a designated transit area and qualifies for a 30% parking
stall reduction with 15.2% of the units qualifying as low income or below 50% AMI.
In addition, the parking study shows the 300 stalls being provided will be more than
sufficient to accommodate the proposed uses. We are asking for additional FDP
flexibility based on the OHO reduction and the parking study results
☒ Enclosed parking space conversion
The development qualifies for a 50% enclosed parking space conversion with 15.2%
of the units qualifying as very low income or below. We are requesting to provide
96 covered parking spaces instead of the 115 allowed by the OHO flexibility; these
will include 1 covered stall reserved for each of the 46 OHO affordable units with no
parking fee. This is an additional reduction of 19 covered stalls, which will require
FDP flexibility, we will have 204 uncovered spaces in the ramp in addition to the 96
covered stalls.
☒ Minimum unit size reduction
The development qualifies for a 20% reduction (from 400 square feet to 320 square
foot) in minimum unit size for the units restricted to very low income (at or below
50% AMI), we have 13 of those units. We also will have 51 units (22%) that will be
between 350‐ 399 square feet, 4 of those units will be restricted to low income (at
or below 60% AMI)and 47 units will not be income restricted but most will still be
affordable to incomes at or below 80% AMI. The average unit size for each type of
unit (Studio/Alcove/1 Bed/2 Bed) will be approximately the same for each unit type,
whether it’s an OHO unit or a non‐restricted unit, we are asking for FDP flexibility
for these additional units to be under the 400 square feet as the units function
nearly the same whether its 350 sq. ft. or 400 sq. ft. as we have shown in the 3D
renderings provided. We also feel the overall affordability of the rents throughout
the building is consistent with the intent of the OHO to also create naturally
occurring affordable units in addition to restricted units, and the size reduction
should be allowed for both types vs. only reducing the size of the OHO units.
3
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☐ Alternative exterior materials allowance
The back and side facades of the development will utilize the 50% alternative
exterior materials allowance and will incorporate a mix of fiber cement and metals.
☒ Storage space reduction
With 15.2% of the units restricted to very low income (at or below 50% AMI), we
qualify for a 50% reduction in required storage spaces and we will utilize the
reduction. Steven Scott management normally recommends only including 25%
Storage units/apartment unit otherwise they are not utilized but we will still
provide the 115 spaces as required, of the 1154 storage spaces 46 will be provided
to the OHO units at no cost to the tenant
☐ Landscape fee in‐lieu reduction
☐ Development fee reimbursements
☐ Development fee deferment
The development will take advantage of the 24‐month deferral of fees. – our area
does not qualify
☐ Expedited review of plans – Not available in this area – per staff
☐ Land write down
☐ Tax increment financing
☐ Project based housing vouchers
9.

MARKETING

Provide the methods to be used to advertise the availability of the affordable units § 9.32

Advertising methods for availability of units will occur using three primary channels:
1) Online, through the development’s website and promotions through online
partners
2) Social media, through the development’s Instagram, Facebook and Twitter
accounts
3) In print, through brochures that will be made available at selected affordable
housing partners and non‐profit organizations in Bloomington
American Square will meet Federal and State Fair Housing Marketing Regulations.
10.

DISPERSION

Describe how the Opportunity Housing units encourage racial and economic
integration and distribute affordable housing units throughout the city § 9.36
The development is in a mixed‐income and mixed‐use transit corridor of the City
and will encourage further racial and economic integration. The addition of the
units in this area being Opportunity Housing units combined with the market rate
units in both this building and surrounding buildings, the site assists in the
distribution of affordable housing units throughout the City.

11.

INTEGRATION

Describe how the affordable housing units in the development are mixed with and
not clustered together or segregated in any way from market rate units § 9.36
The Opportunity Housing units are located in Aire Apartment along will other non‐
restricted units that will be above the 50% and 60% AMI thresholds, but most will
still fall below the 80% AMI levels.

4
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12.

DESIGN

Describe how the affordable housing units are comparable in construction quality
and exterior design to the market rate units constructed as part of the development
§ 9.36

All units at the Aire Apartments are designed and will be constructed to the same
high‐quality construction standards. The affordable and market units will be
complementary to one another.
13.

PHASING PLAN

For a phased development, describe how your phasing plan provides for the concurrent
development of the number of affordable units proportionate to the number of market rate
units for each proposed phase of development § 9.32 and § 9.36

The proposed project will be redeveloped in two phases: 1) the apartment units
will be completed in 2021; 2) the potential retail redevelopment on the main floor
is expected to request approval in 2022 after the apartment building is fully
occupied.
14.

CONSTRUCTION
TIMING

Describe how the construction and occupation of affordable units will be
proportionate construction and occupation of market rate units § 9.36
Construction and completion of all units will occur in 2021. See item 13 for phase
details.

15.

PROJECT PLANS

Provide a site plan and a floor plan depicting the location of the affordable and the market
rate units § 9.32

Please see attachments that include the Aire Apartment site plan and the floorplans
of the proposed development.
16.

ADDITIONAL
INFORMATION

Provide any additional information reasonably requested by the community development
department to assist with evaluation of the affordable housing plan. Check with the
community development department to discuss additional information requested. § 9.32

We do not have additional information to submit at this time but are open to
submitting any information requested of us by the City of Bloomington.
A developer or owner may propose an alternative method to meet the opportunity housing requirement. Based
on evidence specified in the Affordable Housing Plan, the community development department may approve
such an alternative if the alternative will provide as much or more affordable housing at the same or lower
income levels, and of the same or superior quality of design and construction, and will otherwise provide greater
public benefit than compliance with the requirements of this chapter.
Upon submittal, the community development department will determine if the affordable housing plan is
complete and conforms to the provisions of this chapter and the opportunity housing guidelines. The Developer
will receive written comments on their Affordable Housing Plan at the next scheduled Pre‐Application or Post‐
Application Development Review Committee Meeting. The decision of the community development department
may be appealed.

Applicant Name

Date
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Micro Unit - 350 Square Feet
(Development Flexibility Required)
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Studio Unit - 400 Square Feet
(Code Complying)
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MEMORANDUM
DATE:

February 25, 2021

TO:

Brian Hansen, City of Bloomington

FROM:

Jordan Schwarze, PE, Alliant Engineering

SUBJECT:

Aire Apartments Parking Study

Introduction
Alliant Engineering, Inc. has completed a parking study for the proposed Aire Apartments
residential and commercial development located at 3 Appletree Square in Bloomington, MN.
At the proposed development site, two studies were previously completed by Alliant:
the Crowne Plaza Hotel Parking Study (dated February 22, 2019) and the American Square
Parking Study Addendum (dated March 27, 2020). This memorandum will draw upon the prior
completed studies to estimate the anticipated parking demand of the current development proposal.

Study Purpose
The purpose of this study is to show that the proposed parking supply is sufficient to meet the
parking demand of the current development proposal. The following goals have been established
for this parking study:
•
•

Establish the parking requirement for the current development proposal based on the
City of Bloomington Zoning Code.
Utilize the Institute of Transportation Engineers Parking Generation Manual, 5th Edition
(ITE PGM) to estimate the maximum parking demand of the current development proposal
on a typical weekday and Saturday.
o Estimate the hourly parking demand of the current development proposal over the
course of a typical weekday and Saturday.
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Existing Conditions
Based on information presented in the Crowne Plaza Hotel Parking Study, the proposed
development site exhibited the characteristics documented in Table 1 as of February 2019.
Table 1. Existing Site Characteristics
Land Use

Capacity

Occupancy

Vacancy

430 Rooms

Variable

Variable

240,539 SF GLA

170,054 SF GLA

70,485 SF GLA

Two Appletree Square2
100,681 SF GLA
SF GLA = Square Feet of Gross Leasable Area
1: Office building located at 8009 34th Avenue
2: Office building located at 8011 34th Avenue

74,903 SF GLA

25,778 SF GLA

Crowne Plaza Hotel
Riverview Office Tower

1

As shown in Figure 1, the proposed development site currently has several distinct parking
facilities combining to offer 1,525 stalls. These parking facilities consist of the following:
•
•
•

•

East Lot – 140-stall surface parking lot near the eastern limits of the proposed development
site currently used by employees of the Crowne Plaza Hotel.
South Lot – 190-stall surface parking lot near the southern limits of the proposed
development site currently used by tenants of Two Appletree Square.
Parking Ramp – Six-level parking ramp comprised of 1,195 parking stalls currently used
by guests of the adjacent Crowne Plaza Hotel and tenants of the Riverview Office Tower
and Two Appletree Square.
Shuttle/Short-Term Parking – Several parking stalls dedicated for hotel shuttle vans, hotel
check-in/check-out, and office building visitors. Analysis of this limited, high-turnover
parking supply was not included under existing or proposed conditions.

Crowne Plaza Hotel Parking Study Conclusions
The Crowne Plaza Hotel Parking Study concluded that the existing 1,195-stall Parking Ramp alone
could provide enough parking capacity to accommodate the hypothetical parking demand of the
existing land uses under a full occupancy scenario. This conclusion indicated that existing surface
parking lots onsite could be repurposed for construction of alternative land uses. The key existing
parking parameters are summarized in Table 2.
Table 2. Existing Parking Summary
Land Use

Hypothetical Maximum
Parking Demand1
(vehicles)
284

Existing Parking Supply
(stalls)

Parking Surplus
(stalls)

Crowne Plaza Hotel
440
156
Riverview Office Tower &
721
1,085
364
Two Appletree Square
Source: Crowne Plaza Hotel Parking Study
1. Hypothetical Maximum Parking Demand based on existing observed maximum parking demand rates under a
full occupancy scenario.
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Figure 1
Existing Site Characteristics
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Proposed Conditions
Though specific construction timeframes have yet to be determined, two projects are planned
for the proposed development site: the previously proposed American Square and the currently
proposed Aire Apartments:

American Square Development
The previously proposed American Square development consists of the following:
•

•

•

Proposed 242-unit market rate apartment building
o The proposed market rate apartment building will be served by a 261-stall parking
lot/garage (MR Parking). 242 of 261 parking stalls are expected to be provided in an
underground garage.
Note: The proposed market rate apartment building and MR Parking will replace the
existing 140-stall East Lot.
Proposed 86-unit affordable housing apartment building
o The proposed affordable housing apartment building will be served by a 141-stall
underground parking garage (AH Parking).
Existing Two Appletree Square office building
o The existing Two Appletree Square office building will be served by a 362-stall
external parking ramp (TAS Parking). Upon completion of the TAS Parking facility,
leased stalls would no longer be provided to tenants of Two Appletree Square within
the existing adjacent 1,195-stall Parking Ramp.
Note: The proposed affordable housing apartment building and AH Parking/
TAS Parking facilities will replace the existing 190-stall South Lot.

American Square Parking Study Addendum Conclusions
The American Square Parking Study Addendum concluded that the proposed individual parking
facilities (MR Parking/AH Parking/TAS Parking) are each expected to accommodate their
associated parking generators and exhibit at least a 20 percent parking surplus over all time periods.
The key parking parameters associated with the proposed American Square development are
summarized in Table 3.
Table 3. American Square Parking Summary

Market Rate Apartment

Estimated Maximum
Parking Demand1
(vehicles)
207

Affordable Housing

56

Land Use

Proposed Parking Supply
(stalls)

Parking Surplus
(stalls)

261

54

141

85

Two Appletree Square
292
362
70
Source: American Square Parking Study Addendum
1. Estimated Maximum Parking Demand based on applicable rates from the ITE Parking Generation Manual,
5th Edition.
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Aire Apartments Development
The currently proposed Aire Apartments development is expected to consist of the following:
•

229 market rate apartment units and up to 1,000 square feet of party room space
repurposing a portion of the existing Crowne Plaza Hotel structure. It should be noted
that 135 hotel rooms and an existing onsite 120-seat restaurant are expected to be retained.
o Parking for the proposed 229 market rate apartment units and 135 hotel rooms would
be accommodated through an existing 300-stall lease (i.e., for the Crowne Plaza Hotel)
over the upper two levels of the adjacent 1,195-stall Parking Ramp.
A second phase of the proposed Aire Apartments development may consist of the following:
• 9,457 square feet of retail space repurposing a portion of the existing hotel structure.
Note: A pharmacy has been discussed by project staff as a potential tenant of the proposed
retail space. Therefore, this parking study assumes a pharmacy with drive-through window
will occupy the proposed retail space for the purpose of estimating parking demand.
o Parking for the 9,457 square feet of retail space would be accommodated through
construction of a new 18-stall surface parking lot (Retail Parking) along the north and
west frontages of the existing Crowne Plaza Hotel structure. The Retail Parking lot
would be served by a one-way internal road utilizing an existing access along
American Boulevard as an entrance and a new right-out only access along northbound
34th Avenue as an exit. The Retail Parking lot could potentially incorporate a short
drive-through lane for tenant use with a capacity of 4-5 typical passenger vehicles.
The combined proposed American Square and Aire Apartments site plan is shown in Figure 2.
Bloomington Zoning Code Parking Requirement
The Bloomington Zoning Code regulates the minimum off-street parking supply for various
land uses. Relevant land uses for the proposed Aire Apartments development include
Multi-Family Residence, Party Room, Hotel, Restaurant, and Retail. The Code required parking
documented in Table 4 indicates the proposed full development would need to have 672 off-street
parking stalls without consideration of a multi-use reduction. This requirement far exceeds the
proposed total parking supply of 318 stalls. Therefore, a parking data-driven approach is necessary
to more accurately estimate the adequacy of the proposed parking supply.
Table 4. Bloomington Zoning Code Parking Requirement – Aire Apartments
Land Use
Multi-Family Residence
Party Room
Hotel
Restaurant
Retail

1

Rate
1.8 Stalls / Unit (1 Bedroom)
2.2 Stalls / Unit (2 Bedrooms)
1 Stall / 100 SF
1.1 Stalls / Room
1 Stall / 3 Seats
1 Stall / 180 SF GFA

Development Size
208 Units
21 Units
1,000 SF
135 Rooms
120 Seats
9,457 SF GFA
Total Parking Requirement

Required Parking Stalls
374.4
46.2
10.0
148.5
40.0
52.5
672

SF GFA = Square Feet of Gross Floor Area
1: Section 21.301.06 of the Bloomington City Code
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ITE Maximum Parking Demand – Aire Apartments
The ITE PGM was used to estimate the peak parking demand for each proposed land use of the
Aire Apartments development. At this time, the proposed development is expected to be
constructed in two phases:
•

•

Phase 1 – Conversion of an existing portion of the Crowne Plaza Hotel to 229 market rate
apartment units and retention of 135 hotel rooms.
Note: The onsite restaurant and party room spaces are not expected to be independent trip
generators. Therefore, trip generation estimates were not projected for these spaces.
Phase 2 – Conversion of an existing portion of the Crowne Plaza Hotel to 9,457 square feet
of retail space.

Table 5 documents the ITE PGM based estimated weekday and Saturday peak parking demand
for each phase of the proposed development. Results of the ITE PGM based parking demand
estimates indicate that Phase 1 of the proposed development could be expected to generate a peak
parking demand of 270 vehicles on a weekday. At this parking demand, a 30-stall parking surplus
would be expected.
Table 5. ITE Maximum Parking Demand Estimates – Aire Apartments
1

Peak Parking Demand
Units
Size
(vehicles)
Weekday
Saturday
Aire Apartments - Phase 1
Dwellings
229
163
196

Land Use (ITE Code)

Market Rate Apartments (221) 2,3
Rooms
135
Hotel (310) 3,4
Totals upon completion of Phase 1
2,3

Dwellings
Rooms

107
270

Aire Apartments - Phase 2
229
163
135
107

Market Rate Apartments (221)
Hotel (310) 3,4
SF GFA
9,457
Retail (881) 5
Totals upon completion of Phase 2

21
291

Parking
Supply
(stalls)

Parking Surplus/Deficit
(stalls)
Weekday
Saturday

300

30

-24

300

30

-24

196
128

300

30

-24

20
344

18
318

-3
27

-2
-26

128
324

SF GFA = Square Feet of Gross Floor Area
1. Estimated peak parking demand based on applicable rates from the ITE Parking Generation Manual, 5th Edition.
2. Multifamily Housing Mid-Rise parking rates utilized due to limited data availability in the High-Rise category.
Setting assumption: Dense multi-use urban less than 1/2-mile from rail transit.
3. Due to limited available Saturday parking data, a multiplier of 1.2 was applied to the weekday peak demand to conservatively estimate
the Saturday peak demand.
4. Hotel parking rates utilized.
Setting assumption: General urban/suburban setting utilized due to limited data availability in the dense multi-use urban setting.
5. Pharmacy With Drive-Through Window parking rates utilized due to a pharmacy being a potential tenant of the proposed retail space.
Setting assumption: General urban/suburban setting utilized due to limited data availability in the dense multi-use urban setting.
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Due to limited available Saturday residential and hotel parking data, a multiplier of 1.2 was applied
to the weekday peak parking demand estimate to conservatively estimate the Saturday peak
parking demand. Consequently, the Saturday peak parking demand is estimated to be 324 vehicles.
At this parking demand, a 24-stall parking deficit would be expected. The Saturday maximum
parking demand estimate is likely conservative for several reasons. In addition to the noted
conservative 1.2 multiplier applied to both the weekday apartment and hotel peak parking demand
estimates, the rate used to estimate the weekday hotel peak parking demand was based on data
collected in a general urban/suburban setting due to limited data availability in a dense multi-use
urban setting. The setting of the proposed development site, located in the South Loop District of
Bloomington near the Mall of America and Minneapolis/Saint Paul International Airport and
adjacent to the Metro Blue Line Light Rail Transit American Boulevard Station, would be more
accurately described as dense multi-use urban. This setting is likely to produce a lower parking
demand among hotel guests than the parking demand estimated based on ITE PGM data collected
in a general urban/suburban setting. Therefore, hotel parking demand rates observed in the
Crowne Plaza Hotel Parking Study will be utilized to more accurately estimate the anticipated
peak parking demand of the 135 hotel rooms to be retained within the proposed development.
Results of the ITE PGM based parking demand estimates indicate that the retail component of
Phase 2 could be expected to generate a peak parking demand of 21 vehicles. At this parking
demand, a 3-stall parking deficit would be expected in the 18-stall Retail Parking lot. Similar to
the hotel land use, the setting of the proposed retail space means this maximum parking demand
estimate is likely conservative. The pharmacy parking demand estimate does not account for a
multi-use reduction (i.e., a parking reduction considering that some motorists would be expected
to utilize more than one land use onsite). Given the existing and proposed adjacent land uses, a
significant portion of the retail customer base is expected to be office workers, apartment residents,
and hotel guests who may not have a need to utilize the Retail Parking lot. Therefore, the proposed
18-stall Retail Parking lot is expected to be adequate in all but the rarest of circumstances.
Hybrid Maximum Parking Demand – Aire Apartments
Maximum observed weekday and Saturday hotel parking demand rates collected for the
Crowne Plaza Hotel Parking Study were utilized to more accurately estimate the anticipated peak
parking demand of the 135 hotel rooms to be retained within the proposed development. The hotel
peak parking demand estimates based on these observed rates were combined with the ITE PGM
based peak parking demand estimates for the apartment and retail land uses in Table 6. Results of
these hybrid parking demand estimates indicate that Phase 1 of the proposed development could
be expected to generate a maximum parking demand of 286 vehicles on a Saturday. At this parking
demand, a 14-stall parking surplus would be expected. Upon the completion Phase 2 of the
proposed development, the maximum parking demand for the apartment, hotel, and retail land uses
could be expected to increase to 306 vehicles on a Saturday. At this parking demand, a 12-stall
parking surplus would be expected. It should be noted that the maximum parking demand estimates
may still be conservative due to the 1.2 multiplier applied to the weekday apartment parking
demand estimate to conservatively estimate the Saturday peak parking demand.

80

Brian Hansen, City of Bloomington
Aire Apartments Parking Study

February 25, 2021
Page 9

Table 6. Hybrid Maximum Parking Demand Estimates – Aire Apartments
1

Peak Parking Demand
Weekday
Saturday
Aire Apartments - Phase 1
Dwellings
229
163
196

Land Use (ITE Code)

Units

Size

Market Rate Apartments (221) 2,3
Rooms
135
Hotel 4
Totals upon completion of Phase 1

2,3

Dwellings
Rooms

67
230

Aire Apartments - Phase 2
229
163
135
67

Market Rate Apartments (221)
Hotel 4
SF GFA
9,457
Retail (881) 5
Totals upon completion of Phase 2

21
251

Parking
Supply

Parking Surplus/Deficit
Weekday
Saturday

300

70

14

300

70

14

196
90

300

70

14

20
306

18
318

-3
67

-2
12

90
286

SF GFA = Square Feet of Gross Floor Area
1. Estimated peak parking demand based on applicable rates from the ITE Parking Generation Manual, 5th Edition, unless otherwise noted.
2. Multifamily Housing Mid-Rise parking rates utilized due to limited data availability in the High-Rise category.
Setting assumption: Dense multi-use urban less than 1/2-mile from rail transit.
3. Due to limited available Saturday parking data, a multiplier of 1.2 was applied to the weekday peak demand to conservatively estimate
the Saturday peak demand.
4. Maximum weekday and Saturday parking rates observed during data collection for the Crowne Plaza Hotel Parking Study utilized:
Weekday = 0.49 parked vehicles per occupied room
Saturday = 0.66 parked vehicles per occupied room
5. Pharmacy With Drive-Through Window parking rates utilized due to a pharmacy being a potential tenant of the proposed retail space.
Setting assumption: General urban/suburban setting utilized due to limited data availability in the dense multi-use urban setting.

Hourly Parking Demand – Aire Apartments
Since the period of peak parking demand for the proposed apartment and hotel land uses would
not be expected to coincide with the period of peak parking demand for the retail land use, a
potential parking shortfall in the Retail Parking lot could likely be mitigated by retail employees
utilizing reserve parking capacity within the 300-stall Aire Apartments leased allotment. To
understand how the total proposed development site parking demand changes throughout the day,
hourly distributions of parking demand presented in the ITE PGM specific to each land can be
utilized. The combined hourly parking demand estimates for a weekday and Saturday are presented
in Table 7, while the combined hourly parking demand profile with respect to the proposed total
parking supply is illustrated in Figure 3.
As the hourly parking demand estimates indicate, the projected peak parking demand for the total
proposed development site is expected to be driven primarily by the apartment and hotel land uses.
The highest estimated total hourly parking demand is 286 vehicles, which is expected to occur in
the overnight hours and is equivalent to the conservative maximum parking demand estimated for
the apartment and hotel land uses alone. This projection is below the proposed total parking supply
of 318 stalls, resulting in a minimum combined surplus of 32 parking stalls. It should also be noted
that a significant surplus of parking is anticipated within the 300-stall allotment for the proposed
apartment and hotel land uses during typical retail business hours. This finding further reinforces
the possibility that the 300-stall Aire Apartments leased allotment within the adjacent existing
Parking Ramp could be utilized by employees of the proposed retail space to reduce parking
demand within the Retail Parking lot.
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Table 7. Hourly Parking Demand Estimates – Aire Apartments
Hour
Beginning
12:00-4:00 a.m.
5:00 a.m.
6:00 a.m.
7:00 a.m.
8:00 a.m.
9:00 a.m.
10:00 a.m.
11:00 a.m.
12:00 p.m.
1:00 p.m.
2:00 p.m.
3:00 p.m.
4:00 p.m.
5:00 p.m.
6:00 p.m.
7:00 p.m.
8:00 p.m.
9:00 p.m.
10:00 p.m.
11:00 p.m.

Percent of Peak
1

Parking Demand
2
Apartment Hotel
Retail
100%
94%
83%
71%
61%
55%
54%
53%
50%
49%
49%
50%
58%
64%
67%
70%
76%
83%
90%
93%

93%
95%
97%
100%
93%
72%
69%
65%
78%
78%
63%
59%
58%
52%
63%
74%
78%
72%
84%
92%

0%
5%
5%
7%
24%
41%
37%
79%
82%
93%
97%
88%
95%
100%
82%
65%
45%
25%
5%
5%

Estimated Parking Demand by
Land Use
Apartment Hotel
Weekday
163
153
135
116
99
90
88
86
82
80
80
82
95
104
109
114
124
135
147
152

62
64
65
67
62
48
46
44
52
52
42
40
39
35
42
50
52
48
56
62

Retail

Total
Parking
Demand

0
1
1
1
5
9
8
17
17
20
20
18
20
21
17
14
9
5
1
1

225
218
201
184
166
147
142
147
151
152
142
140
154
160
168
178
185
188
204
215

Parking
Supply

Parking
Surplus

Percent
Parking
Surplus

318

93
100
117
134
152
171
176
171
167
166
176
178
164
158
150
140
133
130
114
103

41.3%
45.9%
58.2%
72.8%
91.6%
116.3%
123.9%
116.3%
110.6%
109.2%
123.9%
127.1%
106.5%
98.8%
89.3%
78.7%
71.9%
69.1%
55.9%
47.9%

32
35
41
45
64
71
91
108
128
134
124
132
123
117
110
107
98
90
72
57

11.2%
12.4%
14.8%
16.5%
25.2%
28.7%
40.1%
51.4%
67.4%
72.8%
63.9%
71.0%
63.1%
58.2%
52.9%
50.7%
44.5%
39.5%
29.3%
21.8%

Saturday
12:00-4:00 a.m.
100%
100%
0%
196
90
0
286
5:00 a.m.
99%
98%
5%
194
88
1
283
6:00 a.m.
97%
95%
5%
190
86
1
277
7:00 a.m.
95%
95%
7%
186
86
1
273
8:00 a.m.
88%
89%
11%
172
80
2
254
9:00 a.m.
83%
85%
37%
163
77
7
247
10:00 a.m.
75%
74%
63%
147
67
13
227
11:00 a.m.
71%
61%
79%
139
55
16
210
12:00 p.m.
68%
47%
74%
133
42
15
190
1:00 p.m.
66%
42%
84%
129
38
17
184
318
2:00 p.m.
70%
41%
100%
137
37
20
194
3:00 p.m.
69%
43%
58%
135
39
12
186
4:00 p.m.
72%
48%
53%
141
43
11
195
5:00 p.m.
74%
53%
42%
145
48
8
201
6:00 p.m.
74%
64%
26%
145
58
5
208
7:00 p.m.
73%
67%
42%
143
60
8
211
8:00 p.m.
75%
78%
16%
147
70
3
220
9:00 p.m.
78%
81%
10%
153
73
2
228
10:00 p.m.
82%
93%
5%
161
84
1
246
11:00 p.m.
88%
98%
5%
172
88
1
261
Interpolated data
1: Source = ITE Parking Generation Manual, 5th Edition
2: Retail parking hourly distribution based on Pharmacy With Drive-Through Window (ITE Code 881) land use.
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Figure 3. Combined Parking Demand vs. Proposed Total Parking Supply

If unexpected parking shortfalls occur in the proposed Retail Parking lot, the 300-stall
Aire Apartments leased allotment within the existing adjacent Parking Ramp could be utilized by
employees of the proposed retail space to reduce parking demand within the Retail Parking lot. It
should be noted that the proposed retail space is expected to be occupied by businesses with a high
rate of parking turnover (e.g., the analyzed pharmacy land use). Therefore, any unexpected parking
shortfalls within the proposed Retail Parking lot would likely be of short duration.
While the parking supply for the proposed Aire Apartments development may not meet
Bloomington Zoning Code requirements, the proposed total parking supply is expected to be
adequate in accommodating parking demand generated by the proposed land uses. No impacts to
surrounding properties or roadways are anticipated and no significant parking demand mitigation
or alternative offsite parking supplies are expected to be necessary. It should also be noted that
no significant seasonal variation in parking demand is anticipated from the proposed land
uses. Finally, in the event of unforeseen consistent parking shortfalls within the 300-stall
Aire Apartments leased allotment, reserve capacity is expected to be available for lease within the
remainder of the existing Parking Ramp.
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Summary and Conclusions
The following summary and conclusions are offered for consideration:
•

•

•

•

At the proposed Aire Apartments development site, two studies were previously completed
by Alliant: the Crowne Plaza Hotel Parking Study (dated February 22, 2019) and the
American Square Parking Study Addendum (dated March 27, 2020).
o The Crowne Plaza Hotel Parking Study concluded that the existing onsite 1,195-stall
Parking Ramp alone could provide enough parking capacity to accommodate the
hypothetical parking demand of the existing land uses under a full occupancy scenario.
This conclusion indicated that existing surface parking lots onsite could be repurposed for
construction of alternative land uses.
o The American Square Parking Study Addendum concluded that proposed onsite individual
parking facilities are each expected to accommodate their associated parking generators
and exhibit at least a 20 percent parking surplus over all time periods.
The proposed Aire Apartments development is expected to consist of 229 market rate
apartments and up to 1,000 square feet of party room space within a repurposed portion of the
existing Crowne Plaza Hotel structure. 135 hotel rooms and an existing onsite 120-seat
restaurant are expected to be retained as part of the proposed development.
o Parking for the proposed 229 market rate apartment units and 135 hotel rooms would be
accommodated through an existing 300-stall lease (i.e., for the Crowne Plaza Hotel) over
the upper two levels of the adjacent 1,195-stall Parking Ramp.
A second phase of the proposed Aire Apartments development may include 9,457 square feet
of retail space within a repurposed portion of the hotel structure. It should be noted that a
pharmacy was assumed to occupy the proposed retail space for the purpose of estimating
parking demand.
o Parking for the 9,457 square feet of retail space would be accommodated through
construction of a new 18-stall surface parking lot (Retail Parking) along the north and west
frontages of the existing Crowne Plaza Hotel structure. The Retail Parking lot would be
served by a one-way internal road utilizing an existing access along American Boulevard
as an entrance and a new right-out only access along northbound 34th Avenue as an exit.
The Retail Parking lot could potentially incorporate a short drive-through lane for tenant
use with a capacity of 4-5 typical passenger vehicles.
The Bloomington Zoning Code off-street parking requirement for the proposed full
development is 672 stalls without consideration of a multi-use reduction. This requirement far
exceeds the proposed total parking supply of 318 stalls. Therefore, a parking data-driven
approach is necessary to more accurately estimate the adequacy of the proposed parking
supply.
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The estimated maximum parking demand associated with the proposed apartment and hotel
land uses, which is expected to occur in the overnight hours, is 286 vehicles. This peak parking
demand estimate is below the proposed allotment of 300 parking stalls, resulting in a 14-stall
surplus. It should be noted that the maximum parking demand estimate may be conservative
due to the use of a 1.2 multiplier applied to the ITE PGM based weekday apartment peak
parking demand estimate to conservatively estimate the Saturday apartment peak parking
demand.
The estimated maximum parking demand associated with the proposed retail land use is
21 vehicles. This peak parking demand estimate is above the proposed allotment of 18 parking
stalls, resulting in a 3-stall deficit. However, the retail peak parking demand estimate does not
account for a multi-use reduction. Given the existing and proposed adjacent land uses, a
significant portion of the retail customer base is expected to be office workers, apartment
residents, and hotel guests who may not have a need to utilize the Retail Parking lot. Therefore,
the proposed 18-stall Retail Parking lot is expected to be adequate in all but the rarest of
circumstances.
o A significant surplus of parking is anticipated within the 300-stall allotment for the
proposed apartment and hotel land uses during typical retail business hours. This finding
indicates that the 300-stall Aire Apartments leased allotment within the adjacent existing
Parking Ramp could be utilized by employees of the proposed retail space to reduce
parking demand within the Retail Parking lot. It should be noted that the proposed retail
space is expected to be occupied by businesses with a high rate of parking turnover
(e.g., the analyzed pharmacy land use). Therefore, any unexpected parking shortfalls within
the proposed Retail Parking lot would likely be of short duration.
While the parking supply for the proposed Aire Apartments development may not meet
Bloomington Zoning Code requirements, the proposed total parking supply is expected to be
adequate in accommodating parking demand generated by the proposed land uses. No impacts
to surrounding properties or roadways are anticipated and no significant parking demand
mitigation or alternative offsite parking supplies are expected to be necessary. It should also
be noted that no significant seasonal variation in parking demand is anticipated from the
proposed land uses. Finally, in the event of unforeseen consistent parking shortfalls within the
300-stall Aire Apartments leased allotment, reserve capacity is expected to be available for
lease within the remainder of the existing Parking Ramp.
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Development Review Committee
Approved Minutes
Development Application, #PL202100030

Mtg Date:
McLeod Conference Room
Bloomington Civic Plaza
1800 West Old Shakopee Road

Staff Present:
Brian Hansen (Eng., Chair) 952-563-4543
Kris Kaiser (Fire Prev) 952-563-8968
Tim Skusa (Bldg & Insp) 952-563-8953
Tim Kampa (Utilities) 952-563-8776
Megan Rogers (Legal) 952-563-4889
Cherie Shoquist (HRA) 952-563-8946
Renae Clark (Park & Rec) (952) 563-8890

Jason Heitzinger (Assessing) 952-563-4512
Erik Solie (Env. Health) 952-563-8978
Michael Centinario (Planning) 952-563-8921
Nicholas Kelly (Public Health) 952-563-4962
Amanda Moe (B & I) 952-563-8961
Erika Brown (Police) 952-563-4975

Project Information:
Project

Crowne Plaza - PDP/FDP for Partial Conversion from Hotel to Multi-Family Housing - 3
&4 Appletree Square

Site Address

4 APPLETREE SQUARE, BLOOMINGTON, MN 554253 APPLETREE SQUARE,
BLOOMINGTON, MN 55425

Plat Name

APPLETREE SQUARE 2ND ADDITION; APPLETREE SQUARE 2ND ADDITION;

Project Description

Major revision to the Appletree Square preliminary development plan and final development
plan to convert a portion of the Crowne Plaza Hotel into 229 apartments at 3 and 4
Appletree Square.

Application Type

Preliminary Development Plan
Final Development Plan

Staff Contact

Mike Centinario

Applicant Contact
PC (tentative)

Michael Roebuck mike@ronclark.com
March 25, 2021

CC (tentative)

April 05, 2021

NOTE: All documents and minutes related to this case can be viewed at www.blm.mn/plcase, enter
the permit number, “PL202100030” into the search box.
Guests Present:
Name

Email

Mike Waldo, Ron Clark
Carl Kaeding, Kaeding Development Group
Brody Nordland, Kaeding Development Group
Mike Roebuck, Ron Clark

Mwaldo@ronclark.com
carl@kaeding-group.com
brody.nordland@kaedingmanagement.com
mike@ronclark.com
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Pre-application DRC PL2021-30

3/2/2021 9:30 AM

Introduction (Centinario):
The applicant has applied to amend the Appletree Square preliminary development plan to convert a
portion of the Crowne Plaza Hotel to 229 apartments. The applicant has also applied for final
development plan approval seeking development flexibility from minimum unit size and parking
requirements.
Discussion/Comments:

Please review the comment summary and plans for mark-up
comments as all the comments are not disucssed at the meeting.


Renae Clark (Park and Recreation):
o No comment.



Jason Heitzinger (Assessing):
o No comment.



Erik Solie (Environmental Health):
o Hotel room size must meet Mn Lodging code 4625.009. Rental codes to be met as well.



Tim Skusa (Building and Inspection):
o Refer to comment summary. Further questions to be sent to Building and Inspections division.



Kris Kaiser (Fire Prevention):
o No comment.



Erika Brown (Police):
o No comment.



Brian Hansen (Engineering) provided the Public Works comments and noted the following:
o Parking study which was performed prior to formally applying came back in support of propos ed
deviation of code required parking.
o Show location of a bike rack and bike rack detail on the plan.
o All construction and post-construction parking and storage of equipment and materials must be onsite. Use of public streets for private construction parking, loading/unloading, and storage will not
be allowed.



Tim Kampa (Utilities):
o Another hydrant will be required on NW corner. Work with fire department on this or could
possibly tie this into future city project.
o A grease interceptor should be put on the line if the restaurant is staying
o There is a sewer remodel currently going on and this project will need to work with Utilities to look
at the demand for capacity. There is an upgrade in 2022 planned.



Nicholas Kelly (Public Health):
o No comment.



Megan Rogers (Legal):
o No comment.
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Cherie Shoquist (HRA):
o No comment.



Mike Centinario (Planning):
o Many of the comment summary comments relate to details on plans that would improve project
clarity.
o Update PDP graphic to represent the number of residential units and hotel rooms. It should be clear
3 Appletree Square is a hotel and apartment building.
o Lighting upgrades are likely necessary for the parking structure and staff has been in
communication with a lighting contractor for the parking structure. Circulation area lighting under
canopy should also be updated.
o Staff is looking for an approved landscaping plan for the Crowne Plaza Hotel. Landscaping that was
included on the approved plan, but has been removed, must be replanted.
o Are there any changes to the first floor proposed? In any case, the first floor plan is needed for
Building Code review and trash room requirements. The first floor plan should also depict
restaurant seating.
o Is there any additional detail on the flexible workspace, social, game, and media areas? One of the
arguments for flexibility is that the development would provide high amenity residential units
without the need for public subsidy, but there is little detail on these amenity spaces.
o The micro unit floor plan do not communicate how "livable" the units are. Could a threedimensional unit graphic be prepared?
o Parking study model concluded the proposed parking quantity is adequate. However, the applicant
should plan for a parking contingency if model underestimates parking demand.



Applicant:
o Apology they have 3D plans but did not make it into drawings.
o There are two directions for this project – either to upgrade or identify demand for affordable
housing in this sector. With the affordability, 50% are through OHO. Nearly 70% is reaching
affordable level. They are naturally affordable units.
o How formal of a backup plan is needed for additional parking?
 Mike C. replied nothing formal needs to be created, but the applicant should be prepared to
address the question, should it come up.
o Asked about OHO and if this is acceptable so far.
 Applicant will reach out to Cherie S. on this.
o Bike racks will be added to plans or as separate document and sufficient as well.
o Applicant asked when 3D renderings should be sent?
 Mike C. replied Monday of next week (3/8).
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Comment Summary

Application #: PL202100030
Address:

4 APPLETREE SQUARE, BLOOMINGTON, MN 554253 APPLETREE SQUARE,
BLOOMINGTON, MN 55425

Request:

Major revision to the Appletree Square preliminary development plan and final
development plan to convert a portion of the Crowne Plaza Hotel into 229 apartments at
3 and 4 Appletree Square.

Meeting:

Pre-Application DRC - March 02, 2021
Planning Commission - March 25, 2021
City Council (Tentative) - April 05, 2021

NOTE: All comments are not listed below.
Please review all plans for additional or repeated comments.
Building Department Review Contact: Duke Johnson at djohnson@BloomingtonMN.gov, (952) 563-8959
1)
2)
3)
4)
5)

Must meet 2020 MN State Building Code
Must meet 2020 MN Accessibility Code.
Provide a detailed code analysis with the plans.
SAC review by MET council will be required.
Change of Occupancy classification may result in additional requirements.

Environmental Health Review Contact: Erik Solie at esolie@BloomingtonMN.gov, (952) 563-8978
1)

Hotel room size must meet Mn Lodging code 4625.009:
Every room occupied for sleeping purposes by one person shall contain at least 70 square feet of usable
floor space, and every room occupied for sleeping purposes by more than one person shall contain not less
than 60 square feet of usable floor space for each occupant thereof. Under no c ircumstances shall there be
provided less than 400 cubic feet of air space per occupant. Beds shall be spaced at least three feet apart
when placed side by side. No sleeping quarters shall be provided in any basement having more than half
its clear floor to ceiling height below the average grade of the adjoining ground.

Fire Department Review Contact: Laura McCarthy at lmccarthy@BloomingtonMN.gov, (952) 563-8965
1)
2)

Insure fire and CO detection is installed to meet the requirements of the given occupancy. Detection 10
years or older shall be replaced or documented sensitivity testing completed.
Insure sprinkler protection is code compliant.

Water Resources Review Contact: Brian Hansen at bhansen@BloomingtonMN.gov, (952) 563-4543
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1)

2)
3)
4)

5)
6)
7)
8)
9)
10)
11)

Provide civil plans for the project. Plan sheets may include grading, drainage, utility, erosion control,
traffic control, civil site, etc. If no exterior work is proposed, the remaining comments related to
stormwater will not apply.
An erosion control bond is required.
List erosion control maintenance notes on the plan.
HDPE pipe connections into all concrete structures must be made with water tight materials utilizing an
A-Lok or WaterStop gasket or boot, cast-in-place rubber boot, or approved equal. Where the alignment
precludes the use of the above approved watertight methods, Conseal 231 WaterStop sealant, or approved
equal will only be allowed as approved by the Engineer.
A Minnesota licensed civil engineer must design and sign all civil plans.
Show erosion control BMP locations on the plan
After staff approval of stormwater management plans, provide an extra set of plans for staff to submit to
Lower Minnesota River Watershed District.
A maintenance agreement must be signed by the property owner and recorded at Hennepin County.
Provide stormwater management plan meeting the requirements of Bloomington Comprehensive Surface
Water Management Plan.
Provide a turf establishment plan
Utility permits are required for connections to the public storm, sanitary, and water system. Contact
Utilities (952-563-8777) for permit information.

Traffic Review Contact: Brian Hansen at bhansen@BloomingtonMN.gov, (952) 563-4543
1)
3)

Show location of a bike rack and bike rack detail on the plan.
All construction and post-construction parking and storage of equipment and materials must be on-site.
Use of public streets for private construction parking, loading/unloading, and storage will not be allowed.

Utility Review Contact: Brian Hansen at bhansen@BloomingtonMN.gov, (952) 563-4543
1)

See previous plan review comments by Utilities staff.

Environmental Health Review Contact: Mark Stangenes at mstangenes@BloomingtonMN.gov, (952) 5638980
Planning Review Contact: Mike Centinario at mcentinario@BloomingtonMN.gov, (952) 563-8921
1)
2)
3)

4)
5)
6)
7)
8)
9)

Preliminary and final development plan approval are necessary for the hotel to apartment conversion.
Staff was hoping for more detail on the micro units to demonstrate the "livability" of these units.
Staff is looking for an approved landscaping plan for the Crowne Plaza Hotel. Landscaping that was
included on the approved plan, but has been removed, must be replanted.
Parking lot and exterior security lighting must meet Section 21.301.07. Staff has not conducted a
nighttime inspection of the property, but exterior lighting upgrades may be necessary for entrance areas.
Lighting upgrades are likely necessary for the parking structure and staff has been in communication with
a lighting contractor for the parking structure.
All rooftop equipment must be screened equal to the height of the equipment. (Section 21.301.18)
Interior trash and recycling must be provided (see City Code Section 21.301.17).
Update PDP graphic to represent the number of residential units and hotel rooms. It should be clear 3
Appletree Square is a hotel and apartment building.
Identify number of residential units in the workforce housing phase on the PDP.
Identify number of residential units in the market rate housing phase on the PDP.
The project description mentions a rooftop sky lounge amenity space. Where is this space on the floor
plans? A rooftop floor plan does not appear in the application materials.
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10)

11)
12)
13)
14)

Is there any additional detail on the flexible workspace, social, game, and media areas? One of the
arguments for flexibility is that the development would provide high amenity residential units without the
need for public subsidy, but there is little detail on these amenity spaces.
The micro unit floor plan do not communicate how "livable" the units are. Could a three-dimensional unit
graphic be prepared? Perhaps a floor plan including typical furniture for a studio apartment - bed, desk,
media console, dining table?
The project description mentions a rooftop sky lounge amenity space. Is this located on the third floor?
Label the floor plans accordingly.
Are there any changes to the first floor proposed? In any case, the first floor plan is needed for Building
Code review and trash room requirements. The first floor plan should also depict restaurant seating.
Are there any changes to the first floor proposed? In any case, the first floor plan is needed for Building
Code review and trash room requirements. The first floor plan should also depict restaurant seating.
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Planning Commission Item

Originator

Item

N/A

Freestanding Sign Variance - 6625 West 78th Street

Agenda Section

Date

Item 2

March 25, 2021

Requested Action:

Staff recommends approval using the following motion:
In Case PL2021-31, having been able to make the required findings, I recommend the City Council adopt a
resolution approving a variance to reduce the setback from 20 feet to 3.1 feet for a freestanding sign at 6625
West 78th Street, subject to the conditions and Code requirements attached to the staff report.

Description:

Variance to reduce the setback from 30 feet to 3.1 feet for a freestanding sign

Attachments:

Staff Report
Conditions
Project Description
Sign Plans
Comment Summary
Affidavit of Publication
Notification Map
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REQUEST FOR CITY COUNCIL ACTION
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GENERAL INFORMATION
Applicant:

WPT Land 2 LP (owner)

Location:

6625 West 78th Street

Request:

Variance to reduce the setback from 20 feet to 3.1 feet to
replace an existing freestanding sign

Existing Land Use and Zoning:

Office Building; zoned C-4, Freeway Office

Surrounding Land Use and Zoning:

North – City of Edina
East – Warehouse; zoned I-2 (PD)
South – I-494, ROW
West – Vacant, zoned C-4

Comprehensive Plan Designation:

Office

CHRONOLOGY
Planning Commission

03/25/2021 – Public Hearing scheduled

City Council

04/05/2021 – Review anticipated (Consent Agenda)

DEADLINE FOR AGENCY ACTION
Application Date:
60 Days:
Extension Letter Mailed:
120 Days:
Applicable Deadline:
Newspaper Notification:
Direct Mail Notification:

02/17/2021
04/18/2021
No
06/17/2021
04/18/2021
Confirmed – (03/11/2021 Sun Current – 10 day notice)
Confirmed – (200 foot buffer – 10 day notice)

STAFF CONTACT
Liz O'Day
Phone: (952) 563-8919 E-mail: eoday@BloomingtonMN.gov

Report to the Planning Commission
Planning Division/Engineering Division

03/25/2021

95

CITY OF BLOOMINGTON MINNESOTA
CASE PL2021-31

REQUEST FOR CITY COUNCIL ACTION
PAGE 2 of 4

PROPOSAL
The applicant is proposing to replace a freestanding sign at a setback of 3.1 feet from the property
line along West 78th Street. The office building was built in 1997 and the freestanding sign was
installed sometime around the building construction. The sign permit was issued in error at a 3.1
foot setback as the Code requires a setback of 20 feet from the property line along a street.

ANALYSIS
The property at 6625 West 78th Street is a six-story office building constructed in 1997. The
property fronts West 78th Street and Interstate 494 in the back. There is an existing freestanding
monument sign along Interstate 494. The existing ground sign along West 78th Street lists the office
tenant names. The existing sign is on a stone foundation which is set back 3.1 feet with flowers and
other vegetation surrounding the existing sign.
The applicant desires to replace the existing sign with a 6.5 foot tall, 32 square foot ground sign on
top of the existing foundation. In order to replace the sign, a variance is required to allow the
setback of 3.1 feet. The sign is placed at the primary entrance to the property and is located
approximately 15 feet from the public sidewalk network along West 78th Street. The 40 foot
boulevard is larger than a typical 12 to 20 foot boulevard in Bloomington. As proposed, the sign
would be more than 40 feet from the West 78th Street curb.
The property to the north is located in the City of Edina. Locating a sign at the street entrance on the
other side of the driveway would be off-premise and on City of Edina land, which is not allowed.
There has been a sign at the present location for over twenty years and there has been no issue. Staff
believes if the boulevard area was within the City of Bloomington boundary, the sign would
comply. In addition, vehicles are traveling on the four-lane street at higher speeds. Placing the sign
closer to the street aids in visibility given the larger than typical boulevard. The sign would be
located on top of a slight berm. The berm slopes downhill into the property. If the sign was placed
at a 20 foot setback, the sign would be located on the berm’s downside and the sign would have to
be taller to increase visibility from the road. Moreover, there are a number of smaller trees and
picnic tables in the yard area. Placing the sign at a 20 foot setback may result in removal of the trees
to increase visibility. The proposed setback is the most reasonable location for the sign.
The sign would be located within the 10 foot drainage and utility easement. An encroachment
agreement must be approved by the City Engineer prior to sign installation.
The existing sign has in ground lights aimed at the sign. The lights are located within the right-ofway, which is not allowed. The lights must be removed and an alternative form of lighting the sign
is required if the proposed sign is illuminated.

Report to the Planning Commission
Planning Division/Engineering Division

03/25/2021
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FINDINGS
Required Variance Findings – Section 2.85.04(g)(1)(A-F)
Zoning variances may only be approved when:
Required Finding
Finding Outcome/Discussion
(A) … The variance is in harmony with Finding Made – The City Code recommends appropriate
the general purposes and intent of the
setbacks for orderly and safe development of the City.
ordinance.
Freestanding sign setback requirements are intended to provide
adequate separation between traveling public and the signs. The
boulevard size is much larger than most boulevards and provides
significant separation in addition to the proposed setback on
private property.
(B) … The variance is consistent with
Finding Made – Granting a setback variance for the proposed
the Comprehensive Plan.
sign is consistent with the Comprehensive Plan as ground signs
are customarily incidental structures permitted in the
Comprehensive Plan.
(C) … The applicant for the variance
Finding Made – The larger than typical boulevard located in the
establishes that there are practical
City of Edina, the slope of the land and the presence of existing
difficulties in complying with the
vegetation, the existing foundation and trees are practical
zoning ordinance. Economic
difficulties. Placing a sign at a Code complying setback would
considerations alone do not constitute
result in decreased visibility and function of the sign. Those
practical difficulties
reasons constitute a practical difficulty in complying with the
Zoning Ordinance.
(D) … The property owner proposes to Finding Made – The proposed 3.1 foot setback is reasonable
use the property in a reasonable manner given the practical difficulties mentioned above. The reduced
not permitted by the zoning ordinance.
setback maintains adequate separation between traveling public
and the sign.
(E) … The plight of the landowner is
Finding Made – The larger boulevard, slope and the trees are
due to circumstances unique to the
unique to the property and were not created by the landowner.
property not created by the landowner.
(F) … The variance if granted will not
Finding Made – The variance will not alter the essential
alter the essential character of the
character of the locality. The sign and foundation have been in
locality.
place since the later 1990s with no known issue. Moreover,
multi-tenant freestanding signs are common for large office
buildings and is a reasonable request.

Required Variance Findings – Section 2.85.04(g)(3)(A-D)
Sign placement variances may only be approved when:
Required Finding
Finding Outcome/Discussion
(A) … The placement of the sign will
Finding Made – The subject property is over 100 feet away from
not be at a location which will have an
the nearest neighbors, across West 78th Street. If the sign is
adverse effect in appearance, height or
illuminated, the sign must meet the Code requirement on
location on neighboring properties.
brightness due to its proximity to residential. The placement of
the sign will not have a negative impact on neighboring
properties.
(B) … The placement of the sign will
Finding Made – Given the large boulevard along West 78th
not be at a location which will adversely Street, the sign is still located approximately 40 feet from the
affect, deter or detract the motoring
street, which is more than adequate or typical separation from
Report to the Planning Commission
Planning Division/Engineering Division

03/25/2021
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public on adjacent streets or highways.
(C) … Strict compliance with the
provision of Chapter 19 or 21 of this
code relating to the placement of signs
would deprive the applicant of the
reasonable use of the sign for such land
or building.
(D) … That, because of the topographic
or physical conditions relating to the
land, structure, or surrounding built-up
areas, strict enforcement of the
placement of a sign under Chapter 19 or
21 of this code would result in
depriving the applicant of a reasonable
placement of the sign on the land or
building consistent with the purpose of
the sign.

REQUEST FOR CITY COUNCIL ACTION
PAGE 4 of 4

traveling motorists. The sign height meets the required height
standards and will not alter the visibility of motorists.
Finding Made – Placing the sign at a Code compliant 20 foot
setback would not allow the applicant of reasonable visibility
given the boulevard and slight slope as well as alter the overall
function and effectiveness of the sign itself.
Finding Made – The existing sign and foundation have been in
existence for several years without any complaints. Complying
with the 20 foot setback could result in modification of the slope
and removal of vegetation.

RECOMMENDATION
Staff recommends approval using the following motion:
In Case PL2021-31, having been able to make the required findings, I recommend the City Council
adopt a resolution approving a variance to reduce the setback from 20 feet to 3.1 feet for a
freestanding sign at 6625 West 78th Street, subject to the conditions and Code requirements attached
to the staff report.

Report to the Planning Commission
Planning Division/Engineering Division

03/25/2021
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RECOMMENDED CONDITIONS OF APPROVAL
Case PL2021-31
Project Description: Variance to reduce the setback from 20 feet to 3.1 feet for a freestanding sign
Address: 6625 West 78th Street
The following conditions of approval are arranged according to when they must be satisfied. In addition
to conditions of approval, the use and improvements must also comply with all applicable local, state,
and federal codes. Codes to which the applicant should pay particular attention are included below.
1.

Prior to Sign Installation

2.

Prior to Sign Installation

3.

Prior to Sign Installation

An encroachment agreement must be reviewed and approved by
the City Engineer prior to sign installation.
The existing in-ground lights must be removed from the rightof-way prior to installation of the sign.
A sign permit is required.
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VARIANCE APPLICATION
Workspace Property Trust
6625 W. 78th Street, Bloomington, MN 55439

VARIANCE APPLICATION DETAILS
Upon contacting the City of Bloomington Planning Department we learned that the original sign
permit for the ground sign located at the front of the property on West 78th Street, was issued by The
City of Bloomington in error. It is the City’s belief that the existing sign foundation sits within the
municipal boundary; inside of the 20’ municipal boundary setback.
City Code Section 19.113(a)(3) requires as follows: Minimum setbacks, front. The minimum setback
for all freestanding identification signs shall be 20 feet from any public street right-of-way line.

REASONS FOR THE VARIENCE REQUEST
We are requesting changes to the ground sign to remove and replace the stone top portion of the
ground sign with a cabinet sign, reusing the existing foundation. Due to the location of the existing
foundation, we are also requesting a reduction of the required front setback from 20 feet to 3.1 feet
(refer to attached site survey).
The existing sign sits in an area fronted by a large boulevard, a good distance from the road with a
front boundary that is over 30 feet behind the curb of W. 78th Street. This is due to this particular
municipal boundary which is unique (refer to attached property survey)

PROJECT DESCRIPTION
EXISTING - GROUND SIGN AT N.W. CORNER OF PROPERTY ON W. 78TH STREET
▪
▪

Remove top stone portion of the
sign
Keep the existing foundation in
place
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PROPOSED NEW CABINET SIGN
▪

Install 6.5’ High x 8’ Wide x 12”
Deep cabinet sign
o Sign area is 32 square
feet
o Maximum area allowed
per City code is 100
square feet

▪

Mount cabinet to existing
concrete foundation

▪

Refer to attached supporting
documents for complete
specification details

PROPOSED DAYTIME VIEW
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SITE SURVEY – EXISTING GROUND SIGN LOCATION
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SITE SURVEY – PROPERTY

Thank you for time and consideration.

Kathy Pekach
Workspace Property Trust
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Comment Summary

Application #: PL2021-31
Address:

6625 W 78TH ST, BLOOMINGTON, MN 55439

Request:

Variance to reduce the setback from 20 feet to 3.1 feet for a freestanding sign

Meeting:

Planning Commission - March 25, 2021
City Council - April 05, 2021

NOTE: All comments are not listed below.
Please review all plans for additional or repeated comments.
Planning Review Contact: Elizabeth O'Day at eoday@BloomingtonMN.gov, (952) 563-8919
1)
2)
3)

The USD should be changed to reflect the new proposed sign.
An electrical permit is required if the sign is illuminated. The sign is limited to 125 NITS.
in-ground lights located in the right-of-way is not allowed. Any lighting for the sign must be located on
the property.

Fire Department Review Contact: Laura McCarthy at lmccarthy@BloomingtonMN.gov, (952) 563-8965
1)

Address to be clearly visible from the street/entry for emergency vehicle response.

Public Works Review Contact: Brian Hansen at bhansen@BloomingtonMN.gov, (952) 563-4543
1)

Sign located within 10 ft drainage/utility easement dedicated on the plat. An encroachment agreement
must be approved by the City Engineer for the sign to be located as shown.
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Planning Commission Item

Originator

Item

Planning

Ordinance - Landscape and Tree Preservation Updates

Agenda Section

Date

Item 3

March 25, 2021

Requested Action:

Staff recommends the following motion:
In Case PL2021-29, I move to recommend approval of the Ordinance and associated changes to the Landscaping
and Screening Policies and Procedures document as attached to the staff report to make minor amendments to
Chapters 10, 18, 19, 21, and 22 of the City Code and to move the Landscaping and Screening and Tree
Preservation Sections from Chapter 19 to Chapter 21.

Description:

City Code Amendment to move Landscape/Screening and Tree Preservation sections from Chapter 19 to Chapter
21, with minor updates

Attachments:

Staff Report
Proposed Ordinance
Tracked Changes to Proposed Ordinance
Proposed Updates to Landscaping and Screening Policies and Procedures
02.16.21 Sustainability Commission Minutes
Affidavit of Publication
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REQUEST FOR COUNCIL ACTION
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GENERAL INFORMATION
Applicant:

City of Bloomington

Request:

Consider an ordinance to move Landscaping and Screening (Section 19.52) and Tree
Preservation (Section 19.53) from Chapter 19 to Chapter 21, with minor updates to
these sections, Chapter 18 Trees, and the Landscaping and Screening Policies and
Procedures document.

CHRONOLOGY
Sustainability Commission:

02/16/21 – meeting

Sustainability Commission:

03/16/21 – meeting

Planning Commission:

03/25/21 – Public Hearing

City Council:

04/19/21 – Public Hearing (tentative)

DEADLINE FOR AGENCY ACTION
Application Date:
Applicable Deadline:
Newspaper Notification:
Direct Mail Notification:

02/12/2021
Agency Action Deadline Waived
Confirmed – (03/11/2021 Sun Current – 10 day
notice)
Not Required – see outreach section for list of other
methods

STAFF CONTACT
Shawn James
(952) 563-8918
sjames@BloomingtonMN.gov
APPLICABLE REGULATIONS
Chapter 10 - Environmental Control
Chapter 18 - Trees
Chapter 19 - Zoning
Chapter 21 - Zoning and Land Development
Chapter 22 - Subdivision and Platting

Report to the Planning Commission
Planning Division/Engineering Division

03/25/2021
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PURPOSE
The proposed ordinance amendments address a few ongoing efforts. First, the Planning Division is moving
text from Chapter 19 to Chapter 21 of the City Code, and updating outdated language in the process. For
example, the word “shall” is replaced with “may” or “must” for consistency throughout the Code. This
project also addresses some of the recommended actions of The Minnesota River Valley Natural and
Cultural Systems Plan (2018). Additionally, the Planning Division regularly makes minor updates to the
Zoning Code as part of a miscellaneous issues ordinance. This effort similarly addresses some miscellaneous
issues related to landscaping and screening.
This initial effort is focused on clean-up items. However, a separate project underway to address sustainable
building and site design may identify more comprehensive revisions to the landscape and tree preservation
standards that the City Council may direct staff to address in late 2021 or beyond as part of those broader
sustainability efforts.

BACKGROUND
Most development projects must provide landscaping on their site, as required by City Code (Section 19.52).
The Planning Division also uses a Landscaping and Screening Policies and Procedures document to provide
best practices and guidance on the plan review process. Minor amendments to both the City Code and the
Policy document are outlined below.

ANALYSIS: ORDINANCE UPDATES
Individual chapters in the City Code are organized into separate articles and divisions to address specific
topics. Amendments are proposed to various chapters, articles and divisions in City Code as described
below. These are organized in the order of amendments proposed in the attached draft ordinance.
Amendments to Chapter 10 – Environmental Control


Section references to landscaping and screening are updated to reflect the move of this section from
Chapter 19 to Chapter 21.

Amendments to Chapter 18 – Trees


Section 18.03 PROHIBITED TREES – The Minnesota River Valley Natural and Cultural Systems
Plan recommended updating the prohibited trees list to allow native species that are valuable to
natural ecosystems, even if considered weedy. The proposed update creates an exception for
Cottonwood and Boxelder trees, allowing them to be planted in areas guided Conservation, Public,
Quasi-Public, Right of Way, or Water by the Comprehensive Plan. These species could pose a
nuisance due to excessive seeds in developed areas if planted in a widespread manner. Creating this
exception would allow selective planting in more natural areas.

Report to the Planning Commission
Planning Division/Engineering Division

03/25/2021
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Section 18.11 PENALTY – To improve clarity, text will be added referencing penalties for
noncompliance as identified in §1.11 CITY CODE PROVISIONS THAT ARE ADMINISTRATIVE
OFFENSES.

Amendments to Chapter 19 – Zoning


Section references to landscaping and screening requirements are updated to reflect the move of this
section from Chapter 19 to Chapter 21.



Sections 19.52 LANDSCAPING AND SCREENING and 19.53 TREE PRESERVATION –
These sections will be relocated to § 21.301.15 LANDSCAPING AND SCREENING and 21.301.14
TREE PRESERVATION as part of the larger effort to move standards from Chapter 19 to Chapter
21. Proposed changes to these sections are described below.

Amendments to Chapter 21 – Zoning and Development



Section references to landscaping and screening requirements are updated to reflect the move of this
section from Chapter 19 to Chapter 21.



Section 21.301.14 TREE PRESERVATION – This Section contains a definition for Significant
Tree, which defines which trees must be replaced in the event that over half are removed from a site
during development. The existing definition includes mention of some prohibited tree species that
do not need to be replaced, but does not clarify whether other prohibited species, such as Ash, need
to be replaced if they are removed. The proposed amendment adds clarification about the
relationship of prohibited and significant trees, noting that some prohibited trees, such as Ash, would
need to be replaced if removed.



Section 21.301.15 LANDSCAPING AND SCREENING – To improve clarity and userfriendliness, a reference is added to Section 10.38 Weeds and Brush, which provides standards for
landscaping with native prairie and long grasses. A reference is also added to clarify that two-family
dwellings have additional landscaping requirements identied in Section 21.302.04 TWO-FAMILY
DWELLINGS.

Amendments to Chapter 22 – Subdivision and Platting



Section references to tree preservation are updated to reflect the move of this section from Chapter
19 to Chapter 21.

ANALYSIS: POLICY UPDATES
Updates to the Landscaping and Screening Policies and Procedures document are intended to add language
to clarify and reflect current best practices and create a more user-friendly experience.
Recommended Species Update

Report to the Planning Commission
Planning Division/Engineering Division

03/25/2021
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Issue: The Policy provides lists of recommended species, but several species are outdated. Some species are
also becoming invasive, but are not yet on any prohibited species list.
Proposed Update: Staff’s recommended additions to the species lists are highlighted in green, and
recommended deletions are shown with a red strikethrough. The website for the State’s Prohibited,
Controlled, and Specially Regulated species was added for user-convenience and awareness. Categories
were also created to highlight species of environmental value, such as those used in rain gardens, pollinatorfriendly, and native species that are tolerant of urban stresses.
Sureties
Issue: The Code requires that a surety be submitted to ensure that landscaping is installed and survives for
one growing season, at a rate set forth in the Landscaping and Screening Policies and Procedures document.
Currently, the required surety amount is $0.50 per square foot of developable landscaping area on a site. On
large sites, depending on the amount of disturbed area, this rate sometimes results in an abnormally large
sum for a relatively small development project, such as a minor building addition.
Proposed Update: Staff proposes creating flexibility by establishing policy language that allows the Planning
Manager to decide when a reduced surety amount may be appropriate. The reduced surety would be 125% of
the contractor’s estimated cost of required landscape material and installation, subject to review by staff for
accuracy. The proposed language is highlighted in green in the attached update to the policy document.

OUTREACH
Outreach efforts for the industrial zoning updates include:
 Project Webpage – The City’s website includes a webpage dedicated to Zoning Ordinance updates.
The industrial updates are identified, along with the draft ordinance, supplemental information, and
minutes from previous study sessions.
 E-Subscribe Notice - Notice of the public hearings will be sent via email to the 1,705 registered
users of the “Planning Commission” and to the 1,259 registered users of the “Zoning Ordinance
Updates” e-subscribe groups (these two groups are not mutually exclusive).
 Newspaper Notice – Notice of the ordinance and the rezonings ran in the City’s official newspaper,
the Bloomington Sun Current.

SUSTAINABILITY COMMISSION RECOMMENDATION
The Sustainability Commission recommended approval at its March 16, 2021 meeting with one condition.
Under the language regarding sureties, the Commission suggested that the ordinance be made clear that a
growing season is equal to one year. The original draft ordinance referred to a growing season and one year
in separate locations. Following the meeting, staff updated the ordinance to make this language consistent.
The Commission also had a discussion about screening requirements. Some Commissioners felt that the
screening requirements could be relaxed for daycares and related uses, noting that there is a need for more of
these uses in the community. Staff noted that the reference to screening requirements in the ordinance is
included due to a section number change, and that no substitantive changes are proposed as part of this
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project. The Commission suggested that screening requirements could be further examined as part of a
future project.

STAFF RECOMMENDATION
Staff recommends approval via the following motion:
In Case PL2021-29, I move to recommend approval of the Ordinance and associated changes to the
Landscaping and Screening Policies and Procedures document as attached to the staff report to make minor
amendments to Chapters 10, 18, 19, 21, and 22 of the City Code and to move the Landscaping and Screening
and Tree Preservation Sections from Chapter 19 to Chapter 21.
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ORDINANCE NO. 2021 AN ORDINANCE MOVING LANDSCAPE AND TREE PRESERVATION STANDARDS FROM
CHAPTER 19 TO CHAPTER 21; ADDING REFERENCES TO NATIVE LANDSCAPING STANDARDS
AND REQUIRED LANDSCAPING AT TWO-FAMILY DWELLINGS; CLARIFYING THE DEFINITION OF
SIGNIFICANT TREES IN THE TREE PRESERVATION ORDINANCE; AND UPDATING THE
PROHIBITED TREES LIST, THEREBY AMENDING CHAPTERS 10, 18, 19, 21, AND 22 OF THE CITY
CODE.
The City Council of the City of Bloomington, Minnesota ordains:
***
Section 1. That Chapter 10 of the City Code is hereby amended by deleting those words that are
contained in brackets [ ] with strikethrough text and adding those words that are underlined, to read as
follows:
***

CHAPTER 10: ENVIRONMENTAL CONTROL
***

ARTICLE VI. WEEDS AND BRUSH
***
§ 10.38 NUISANCE.
***
(a) Weeds and grass. All weeds or growing grass upon any lot, parcel of land or adjacent right-of-way
area in the city to a height greater than eight inches, or which have gone or are about to go to seed, are
hereby declared to be a nuisance and a detriment to the good order of the city with the following
exceptions:
(1) Native prairie and long grass areas shown on an approved landscape plan in accordance with
§ [19.52] 21.301.15;
***

ARTICLE IX. FIREWOOD STORAGE
***
§ 10.57 FIREWOOD STORAGE.
Except as provided below in subsection (6) below, all firewood located upon a residential property
[shall] must be stored for use at that property and not for resale as follows.
***
(5) All firewood [shall] must be screened from view in accordance with § [19.52] 21.301.15 of the city
code, unless the total amount of firewood stored on the premises is less than a fireplace cord and it is
stacked next to the home.
***
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Section 2. That Chapter 18 of the City Code is hereby amended by deleting those words that are
contained in brackets [ ] with strikethrough text and adding those words that are underlined, to read as
follows:
***

CHAPTER 18: TREES
***
§ 18.03 PROHIBITED TREES.
It [shall be] is unlawful to plant any of the following trees within the city:
Genus

Species

Common Name

Ginkgo

biloba

Ginkgo (maidenhair tree female only)

Acer

negundo

Boxelder (ash-leaved maple)

Populus

deltoides

Eastern cottonwood

Populus

nigra italica

Lombardy poplar

Rhamnus

Cathartica

Buckthorn (common or European)

Rhamnus

Frangula

Buckthorn (glossy, including all cultivars)

Fraxinus

All

Ash (all species, varieties and cultivars)

(a) Exceptions. The Council finds that some prohibited native species are beneficial to local
ecosystems. Therefore, the following species are allowed when located in areas guided
Conservation, Public, Quasi-Public, Right of Way, or Water by the City Comprehensive Plan.
(1) Populus deltoides
(2) Acer negundo
***
§ 18.11 PENALTY.
Violation of any provision of this Chapter 18 [shall be] is a misdemeanor. Civil penalties may also be
issued pursuant to § 12.15 of the city charter and § 1.19 of this city code. However, nothing in this
Chapter 18 may be construed to limit the city’s other available legal remedies for any violation of the law,
including without limitation, criminal, civil and injunctive actions.
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Section 3. That Chapter 19 of the City Code is hereby amended by deleting those words that are
contained in brackets [ ] with strikethrough text and adding those words that are underlined, to read as
follows:
***

CHAPTER 19: ZONING
***

ARTICLE V. PERFORMANCE STANDARDS
***
§ 19.08 PERMITTED ENCROACHMENTS INTO REQUIRED YARDS AND SETBACK AREAS.
***
(e) In nonresidential zoning districts.
***
(5) Above-ground equipment appurtenant to underground storage tanks (except fuel dispensing
equipment and stations as per § 21.302.15 of this code) is not permitted within a front yard and [shall]
must be located only in side and rear yards. The side setback for such equipment not over five feet in
height above grade [shall] must be not less than ten feet and the equipment [shall] must be screened
from public streets and adjacent properties in accordance with the requirements of § [19.52] 21.301.15
(d). The side setback for such equipment over five feet in height above grade [shall] must be not less than
the required side setback of the principal building in the zoning district or ten feet, whichever is greater.
The rear setback for all such equipment [shall] must be not less than ten feet. Such equipment [shall]
must not encroach into public easements of record.
***
§ 19.29 HIGH INTENSITY MIXED USE WITH RESIDENTIAL (HX-R) DISTRICT.
***
(l) Open space and landscaping.
(1) Landscaping must conform with the requirements of § [19.52] 21.301.15 and other applicable
requirements of this code.
***
§ 19.52 [LANDSCAPING AND SCREENING] RESERVED.
[(a) Purpose and intent. The city recognizes the health, safety, aesthetic, ecological and economic
value of landscaping and screening. The provisions of this section are intended to:
(1) Add visual interest to open spaces and blank facades;
(2) Soften dominant building mass;
(3) Provide definition for public walkways and open space areas;
(4) Ensure significant tree canopy shading to reduce glare and heat build-up;
(5) Improve the visual quality and continuity within and between developments;
(6) Provide screening and mitigation of potential conflicts between activity areas and more passive
areas;
(7) Protect and improve property values;
(8) Improve air quality and provide a buffer from air and noise pollution;
(9) Ensure safe and aesthetic treatment of ponding areas;
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(10) Enhance the overall aesthetic conditions within the city;
(11) Limit sight line obstructions and drainage conflicts;
(12) Reduce the potential for criminal and illegal activities; and
(13) Prevent conflicts with utilities.
(b) Landscape plans.
(1) Except for single family uses, a landscape plan must be submitted:
(A) With any application for new development;
(B) With any application for additions or modifications to existing development that physically
impacts existing landscaping or screening; or
(C) When changes are made to an existing landscaping or screening plan on file with the city.
(2) Landscape plans must be reviewed and approved by the Planning Manager or designee.
(3) Landscape plans must include information on existing and proposed landscaping and screening
in accordance with the Planning Manager’s Landscaping and Screening Policies and Procedures and
landscape designers are encouraged to review and follow the policy recommendations therein.
(c) Landscaping standards.
(1) Soil surface stabilization. All disturbed areas outside of designated planting beds must be
permanently stabilized with an established plant or xeriscaping soil cover. Unstabilized soil surfaces (bare
ground, dirt piles and the like) are allowed only when required by a construction project operating under a
valid permit if a permit is required. Soil surface stabilization must be completed in conjunction with the
construction project within the timeline specified in § 15.201 of this code.
(2) Minimum number of trees and shrubs. Excluding exceptions specified below in subsection
(c)(2)(E) below, development must at a minimum provide the following numbers of trees and shrubs:
(A) One tree per 2,500 square feet of developable landscaping area; and
(B) One shrub per 1,000 square feet of developable landscaping area.
(i) Up to 50% of the required shrubs may be perennial plants.
(ii) Four perennial plants equal one shrub.
(C) DEVELOPABLE LANDSCAPING AREA is defined as the total area of a development site or
phase minus the portion of that area within:
(i) A natural water body;
(ii) A protected wetland;
(iii) A permanent significant natural wooded area; and/or
(iv) A scenic easement.
(D) Existing healthy deciduous trees greater than four caliper inches or existing healthy evergreen
trees greater than six feet in height that are located within the developable landscaping area and are not
identified on the city’s prohibited plant species list (see § 18.03) may be credited toward the minimum
required trees on a site.
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(E) Exceptions:
(i) Single- and two-family dwellings;
(ii) In mixed use districts (B-4, C-5, LX) the number of trees and shrubs required in this section
may be reduced by up to 25 percent; and
(iii) Fee in lieu of planting. If landscape planting at required levels results in overcrowding of
vegetation due to site constraints, the property owner may reduce the number of proposed trees and/or
shrubs on the site at the sole discretion of the City Council; provided a cash fee is deposited into a city
designated fund that matches the cost differential between the planting required by this provision and the
vegetation actually planted on the site as specified in the Landscaping and Screening Policies and
Procedures document.
(3) Minimum tree size. Required trees must meet the following minimum size standards:
(A) Overstory trees must be at least two and one-half caliper inches at planting;
(B) Single stem ornamental trees must be at least one and one-half caliper inches at planting; and
(C) Evergreen trees and multi-stem ornamental trees must be at least six feet in height at planting.
(4) Minimum landscape yard. An area for landscaping, kept free of parking, storage or storm water
ponds, must be provided around the perimeter of a site.
(A) Standards. Unless otherwise specified in the city code, the landscape yard must be a minimum
of 20 feet deep when adjacent to public or private streets and a minimum of five feet deep when not
adjacent to streets with the following exceptions:
(i) In the mixed use districts (B-4, C-5, LX) the landscape yard may be reduced to a minimum of
five feet provided the screening standards in subsection (d)(4) below are met; and
(ii) Outside the B-4, C-5 and LX Zoning Districts, buildings may be located within the landscape
yard when otherwise allowed by the city code.
(B) Elements permitted in landscape yard:
(i) Rain gardens included in an approved landscape plan;
(ii) Sidewalks, bus shelters and entrance drives; and
(iii) Buildings when otherwise allowed by the city code.
(5) Streetscape. In areas where a district or street specific streetscape plan has been adopted by the
City Council, development must provide streetscape plantings as set forth in the district or street specific
streetscape plan. Streetscape plantings located within the property lines of the site may be credited
toward the required number of trees and shrubs. Streetscape plantings in the public right-of-way shall not
be credited toward the required number of trees and shrubs. Landscaping placed or removed in the public
right-of-way must receive city approvals for right-of-way plantings (see § 18.07) and must conform with
city right-of-way planting policies.
(6) Parking island trees. A minimum of one deciduous tree must be provided per parking lot island,
with the following exceptions:
(A) No trees are required in parking islands used for storm water management purposes;
(B) No trees are required in parking islands within structured parking facilities; and
(C) No trees are required in parking lots with 50 or fewer spaces.
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(d) Screening standards.
(1) Perimeter screening designed to buffer incompatible uses. Perimeter screening designed to
buffer incompatible uses is required:
(A) Along any off-street parking area containing over six parking spaces that lies within 30 feet of
an abutting site that is residentially used and either residentially zoned or guided;
(B) Along any driveway to an off-street parking area containing over six parking spaces when the
driveway is within 15 feet of an abutting site that is residentially used and either residentially zoned or
guided;
(C) On industrial sites, along any property line that directly abuts a site that is residentially used
and either residentially zoned or guided and along any side or rear property line that faces across a street
a site that is residentially used and either residentially zoned or guided;
(D) Around outdoor merchandise, materials and equipment stored, kept or displayed with the
following exceptions:
(i) In the General Industry (I-3) Zoning District, no perimeter screening is required around outdoor
merchandise, materials and equipment except when required through a condition of approval or abutting
or across the street from a site that is residentially used and either residentially zoned or guided;
(ii) In the Limited Industry (I-2) Zoning District, no perimeter screening is required around outdoor
merchandise, materials and equipment when open storage has been approved as a principal use except
when required through a condition of approval or abutting or across the street from a site that is
residentially used and either residentially zoned or guided;
(iii) No perimeter screening is required around materials and equipment being used for
construction occurring on the site;
(iv) No perimeter screening is required around merchandise displayed for sale on convenience
facility with fuel sales pump islands; and
(v) No perimeter screening is required around merchandise displayed for sale when otherwise
allowed by the city code and located in an area approved for such use on the site plan.
(E) Where required by the City Council through a condition of approval; and
(F) On institutional use sites, along any property line that directly abuts a site that is used for
single-family residential uses and either zoned or guided for single-family residential use, except that the
approving body may waive the perimeter screening requirement where all property owners along the
abutting property line or lines sign an affidavit agreeing to exempt the property from the perimeter
screening requirement.
(2) Perimeter screening standards.
(A) Perimeter screening must be a minimum of five feet in height above grade.
(B) Perimeter screening (see Figure 19.52(a) below) must consist of:
(i) An architecturally compatible opaque wall or opaque fence;
(ii) A berm;
(iii) Two staggered rows of evergreen trees with trees in each row spaced at a maximum of 12
feet; or
(iv) A combination of the above.
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Figure 19.52(a)

(3) Parking lot screening. Parking lot screening designed to reduce the visual impact of surface
parking lots; mitigate glare from headlights; improve the aesthetic quality of the area for users of the site,
adjacent sites, roadways and sidewalks; and define the perimeter of the parking lot is required:
(A) Between those portions of an off-street parking area containing five or more parking spaces
and a public street where the separation between the parking area and public street is 40 feet or less; and
(B) Where required by the City Council through a condition of approval.
(C) Parking lot screening requirements may be waived in circumstances where perimeter
screening is provided or where the elevation of the parking area relative to the elevation of the street and
sidewalk would make the screening ineffectual as determined by the Planning Manager.
(4) Parking lot screening standards.
(A) Parking lot screening must be placed where it will most effectively screen the perimeter of the
parking lot to be screened.
(B) Parking lot screening must be a minimum of three feet and a maximum of four feet in height as
measured from the adjacent finished surface of the parking area. When shrubs are used to provide the
screen, such shrubs must be at least two feet tall at planting and anticipated to grow to at least three feet
tall at maturity.
(C) Parking lot screening (see Figure 19.52(b) below) must consist of:
(i) A compact hedge of evergreen or densely twigged deciduous shrubs spaced to ensure
closure into a solid hedge at maturity;
(ii) Perennial plants, including grasses, that form a continuous visual screen;
(iii) An architecturally compatible wall or fence;
(iv) A berm; or
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(v) A combination of the above.
(vi) Overstory trees, transit shelters, benches, bicycle racks and similar features may be
integrated as a part of the screen.
Figure 19.52(b)

(e) Special design features. The city allows and encourages use of xeriscaping, rain gardens,
lakescaping, native prairie and long grasses in appropriate locations. Use of these materials is further
discussed in the Planning Manager’s Landscaping and Screening Policies and Procedures document.
(f) Restrictions. The following restrictions on landscaping and screening apply to protect the public
health, safety and welfare.
(1) Public easements. Landowners are advised that landscaping features placed in a public
easement may be removed without compensation if it is necessary to install, replace or maintain a public
utility, sidewalk or drainage way within the easement. Trees, irrigation lines, berms, walls or fences must
not be placed in a public easement where public improvements are located without the written approval of
the Director of Public Works.
(2) Scenic easements. No earth moving, construction of improvements, planting of new vegetation or
removal of existing vegetation shall take place within scenic easements held by the city unless authorized
by the city in accordance with the easement.
(3) Clear view triangle. Landscaping and screening must not interfere with the clear view triangle as
specified in §§ 17.31 and 17.32.
(4) Crime prevention through environmental design (CPTED). In support of CPTED principles
designed to reduce the fear and incidence of crime and to improve the quality of life, landscaping must
support the objectives of natural surveillance, territorial reinforcement, access control and maintenance.
These CPTED objectives are further discussed in the Planning Manager’s Landscaping and Screening
Policies and Procedures document.
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(5) Fire hydrant and utility clear zone. The area three feet in radius around all fire hydrants, fire hose
connections and utility boxes must be kept free of any trees, shrubs or other landscaping feature that
could impede access to or use of the hydrant, fire hose connection or utility box.
(g) Authority of Planning Manager. The Planning Manager shall have the authority to adopt and
implement Landscaping and Screening Policies and Procedures for the purpose of specifying landscape
plan submittal requirements, establishing surety rates and procedures, establishing landscape material
costs for fees in lieu of planting on constrained sites, and offering landscaping and screening material and
design recommendations.
(h) Maintenance.
(1) Material maintenance. The property owner must maintain all landscaping and screening
materials shown on the approved landscape plan in a manner consistent with the intent and purpose of
the plan and city code requirements. Approved landscaping and screening materials that die, become
diseased or are significantly damaged must be replaced at the next appropriate planting period with new
materials in conformance with the approved landscape plan and applicable city code standards.
(2) Structure maintenance. Landscaping and screening structures such as fences and walls must be
maintained in good condition, free of graffiti, peeling paint, decay or warping, must be repaired when
needed and replaced periodically to maintain a structurally sound condition.
(3) Ground cover maintenance. Ground cover must be maintained in accordance with
§§ 10.37 through 10.42 of this code.
(4) Removal. Unless a modified landscape plan is approved, landscaping and screening materials
and structures approved on a landscape plan must not be removed except when replaced in accordance
with this section.
(5) Surety. To ensure that landscaping and screening is installed as proposed and survives through
at least one full growing season, a landscape performance surety must be submitted prior to issuance of
building permits for new development where a landscape plan is required. The landscape surety rate and
procedures are set forth in the Planning Manager’s Landscaping and Screening Policies and
Procedures document. The surety may consist of a bond, an irrevocable letter of credit, cash deposit or
other instrument which provides an equal performance guarantee to the city.
(i) Redevelopment compliance.
(1) Redevelopment or large addition. When either full redevelopment of a site is proposed or an
addition that would increase total floor area on a site by 25% or more, a landscape plan for the entire site,
demonstrating compliance with the requirements of this section, must be submitted for approval.
(2) Small addition. When an addition is proposed that would increase total floor area on a site by
less than 25%, but would physically impact existing landscaping, a modified landscape plan for the
portion of the site affected by the addition, demonstrating compliance with the requirements of this
section, must be submitted for approval.
(3) Reserved.
(4) Additional requirements. Additional requirements for nonconformities are set forth in § 21.504 of
this code.]
***
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§ 19.53 [TREE PRESERVATION] RESERVED.
(a) Purpose. The City Council recognizes that preservation and replanting of trees is important on new
single-family residential development sites in order to maintain a healthy and desirable community. The
City Council also recognizes that a certain amount of tree loss is an inevitable consequence of the
residential development process. The City Council finds that these tree preservation regulations help to
establish a balance between an individual’s rights to develop his or her property and the needs of the
community to protect the natural environment. The purpose of these tree preservation regulations
includes, but is not limited to:
(1) Prevention of soil erosion and sedimentation;
(2) Improved air quality;
(3) Reduced noise pollution;
(4) Energy conservation through windbreaks and shading;
(5) Control of the urban heat island effect;
(6) Increased property values;
(7) Protection of privacy by maintaining and establishing buffers between conflicting land uses;
(8) Enhanced aesthetics; and
(9) Providing habitat for wildlife.
(b) Applicability. The regulations contained in this section shall apply to all proposed single- and twofamily residential lots for which a plat application was received after August 31, 2006, with the exception
of plats that create only lot line adjustments and do not alter the number of lots. The regulations continue
to apply for a period of two years after the date the plat was recorded with the county.
(c) Definitions. The following definitions supplement those in § 19.03 and apply only to this section of
this code.
CRITICAL ROOT ZONE. The area within a radius surrounding the tree trunk of one foot per one inch
DBH of tree diameter. For example, a 20 inch DBH tree has a CRITICAL ROOT ZONE with a radius of 20
feet.
DBH. Diameter at breast height. The diameter of a tree measured four and one-half feet above grade
level.
DISTURBANCE ZONES. That part of a site disturbed by tree clearing, grading, trenching or any other
construction activities.
HEALTHY TREE. Any significant tree except those deemed diseased by a certified forester, arborist
or the City Forester.
SIGNIFICANT TREE. Any healthy deciduous hardwood tree (except willow, boxelder, aspen, silver
maple and multiple stem cottonwood) measuring 12 inches DBH or greater (or six inches DBH or greater
in the case of oak, sugar maple, ironwood and hickory) and any healthy coniferous tree (except multiple
stem white cedar) measuring eight inches DBH or greater.
TREE TRUNK. The stem portion of a tree from the ground to the first branch thereof.
(d) Removal threshold.

126

(1) Removal or disturbance of significant trees on lots or proposed lots in the R-1, R1-A and RS-1
Zoning Districts beyond 50% of the total inches DBH of significant trees on the lot or proposed lot
requires reforestation as specified in this section. The following trees are not counted toward the
calculation of significant trees:
(A) Trees within existing or proposed conservation and protective easements;
(B) Trees within 100-year floodplains;
(C) Trees within wetlands;
(D) Trees on slopes greater than 25%; and
(E) Trees deemed diseased by a certified forester.
(2) Significant trees within existing conservation and other protective easements, floodplains,
wetlands or on slopes greater than 25% must be preserved and may only be removed upon issuance of a
permit from the City Forester.
(e) Reforestation requirement. When reforestation is required, the landowner is required to prepare a
reforestation plan and must mitigate the loss of significant trees by planting 1.25 caliper inches of
replacement trees for each inch DBH of significant trees removed beyond the removal threshold.
(f) Tree preservation standards. To receive credit for preserving existing significant trees, significant
trees must be protected from direct and indirect root damage and trunk and crown disturbance. The
following preservation standards apply.
(1) Construction activities including parking, material storage, dirt stockpiling, concrete washout and
other similar activities must not occur within the critical root zone of any significant tree to be preserved.
(2) There shall be no changes to the grade within the critical root zone of any significant tree to be
preserved.
(3) A reasonable effort must be made to have utility line trenches and similar uses avoid the critical
root zone of any significant tree to be preserved. Due to certain site conditions, where disturbance is
unavoidable, the City Forester may approve underground tunneling or directional boring of utilities within
the critical root zone of any significant tree to be preserved. Trenching, when approved by the City
Forester, must be used only as the last alternative and root pruning equipment specifically designed for
that purpose must be used. Pruned roots must be sealed with nontoxic wound sealant.
(4) Prior to issuance of building or grading permits, protective fencing must be installed around the
limits of the disturbance zone or around the critical root zone of significant trees to be preserved. Such
fences must be at least four feet high and must consist of orange polyethylene safety fencing. Fencing
must remain in place until construction is completed or other landscaping has been installed and the City
Forester has approved the removal of the fencing.
(5) Owners pruning oak trees between April 15 and July 1 must apply an appropriate nontoxic tree
wound sealant to any cut areas.
(g) Tree survey and tree preservation plans. All plat applications that would create one or more new
parcels in the R-1, R-1A and RS-1 Zoning Districts must include both a tree survey and a tree
preservation plan. Tree survey and tree preservation plans must be prepared and signed by a registered
surveyor and must include the following information.
(1) Location, diameter and species of all significant trees on the site as well as significant trees
within ten feet of the site that will be impacted by the development.
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(2) Plans must be at the same scale as the plat plans and must show the proposed lots, existing and
proposed structures, driveways, retaining walls and other construction, existing and proposed utilities,
existing topography and proposed grading, existing and proposed easements, slopes over 25%,
wetlands, conservation or restrictive easements, 100-year floodplains and setbacks.
(3) Plans must identify which significant trees are:
(A) To be protected, preserved and undisturbed;
(B) To be removed or disturbed; and
(C) Not counted in the calculation as discussed in subsection (d)(1) above.
(4) Plans must identify proposed disturbance zones by cross-hatching or gray colored shading on
the plan and must identify areas of clearing, grading, trenching and similar activities.
(5) Plans must identify the location of the critical root zone of any significant trees to be saved within
30 feet of proposed disturbance zone.
(6) Plans must identify the location and dimensions of building pads, construction zones for each lot
and proposed street layout and grading contours of the site.
(7) Plans must identify the proposed locations and details of tree protection fencing or other tree
protection measures to be installed for all significant trees to be preserved.
(8) Signature and registration number of the registered surveyor preparing the plan.
(9) Calculation of total significant tree inches DBH proposed to be removed or disturbed on the site
(excluding exempt tree inches) divided by the total significant tree inches DBH on the site (excluding
exempt tree inches); showing the net percentage of removal/disturbance.
(10) Plans must identify the location of trees proposed to meet reforestation requirements.
(h) Reforestation plan. All plat applications that would create one or more new parcels in the R-1, R-1A
and RS-1 Zoning Districts must include a reforestation plan if the amount of significant tree caliper inches
to be removed or disturbed as shown on the tree survey and tree preservation plans exceeds the removal
threshold. The reforestation plan must be prepared and signed by a registered landscape architect or
forester and must comply with the following criteria.
(1) The plan must indicate the location and caliper inches or height of all trees to be planted.
(2) No more than one-half of the trees to be planted may be from any one species.
(3) Trees are encouraged to be of similar species as found on the site.
(4) No more than 15% of the required tree inches may be of ornamental species.
(5) The minimum planting size for deciduous trees is two and one-half caliper inches.
(6) The minimum planting size for coniferous trees is six feet in height.
(7) Trees must be planted a minimum of 15 feet apart from one another and from existing trees,
except where approved by City Forester.
(8) Trees to be planted must be from certified nursery stock as defined and controlled by M.S.
Chapter 18H, as it may be amended from time to time, the Plant Pest Act.
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(9) The plan must include a planting schedule with a tree key, botanical and common tree names,
the quantity and size of each tree species to be planted, the total caliper inches of trees to be added and
the anticipated heights and spread at maturity.
(10) Unless approved by the City Engineer, trees must not be planted within 15 feet of city curb and
gutter or sidewalk, must not be planted in a clear view triangle and must not be planted in a public utility
easement.
(i) Authority of the City Forester.
(1) The tree survey, tree preservation plan and any related reforestation plan must be reviewed and
evaluated by the City Forester.
(2) The City Forester shall have the authority to approve, deny, condition or reject as incomplete a
tree survey, tree preservation plan and reforestation plan.
(3) A tree preservation plan and reforestation plan may be amended after it has been approved. The
City Forester shall have authority to approve amendments, except that a change resulting in removal of
more than 10% of the significant tree inches DBH that were shown as preserved on an approved tree
preservation plan shall require further review by the City Council. As part of any amendment to a tree
preservation plan, the required reforestation shall be increased or reduced accordingly. Requests for
amendments must be submitted prior to removal of any trees shown as preserved on an approved plan.
(4) The City Forester shall have the authority to establish surety rates.
(j) Surety. When a reforestation plan is required, a reforestation surety must be submitted prior to
issuance of a grading permit, or building permit if no grading permit is required, to ensure that proposed
trees shown on a reforestation plan are installed as proposed and survive through at least one full
growing season. The reforestation surety must reflect the average market rates for providing, installing
and warranting plant materials that equal or exceed the total required reforestation caliper inches
multiplied by the average value per caliper inch of trees as determined by the City Forester. The minimum
surety amount is $1,000. The surety must be maintained at the calculated level until one year passes
from the time of tree planting and the city has inspected the site for conformance to the plan and
authorized a reduction or release. The surety may consist of a bond, an irrevocable letter of credit, cash
deposit or other instrument which provides an equal performance guarantee to the city.
(k) Inspection and enforcement of the tree preservation plan.
(1) Field staking and pre-grading inspection. When a tree preservation plan is required, all sites must
be staked and fenced for tree preservation pursuant to the approved tree preservation plan prior to
removal of any trees and prior to issuance of a grading permit, or prior to commencement of any grading
operations if no grading permit is required, or prior to issuance of a building permit if no grading
operations are required. A copy of the approved tree preservation plan must be submitted with an
application for a grading permit or with an application for a building permit if no grading permit is required.
Upon staking of the site and installation of the tree protection fencing, but prior to issuance of any permits
or commencement of any grading operations, the subdivider must contact the City Forester to schedule
an inspection of the staking and fence installation on the site. No permits may be issued, nor may any
grading or grubbing operations commence without first receiving authorization by the City Forester. Tree
protection fencing must remain in place until after the permanent certificate of occupancy is issued for the
building on the site.
(2) Post grading inspection. Upon completion of the preliminary site grading operations, but prior to
any further issuance of permits upon the site, the subdivider (or builder if different than the subdivider)
must contact the City Forester to schedule a second inspection of the site to verify the preservation of
trees as shown on the approved tree preservation plan.
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(3) Final inspection. Prior to issuance of a certificate of occupancy, the subdivider (or builder if
different than the subdivider) must contact the City Forester to schedule a final tree preservation
inspection to verify the preservation of significant trees and the planting of any reforestation trees as
shown on the approved tree preservation plan.
(l) Violations. Violation of any provision of this section shall be a misdemeanor. Provisions of this
section may be enforced by injunction or other appropriate civil remedy. In the case of a violation of the
provisions of this section, additional permits or certificates of occupancy must not be issued for the lot or
lots that have violations until the violation is mitigated through reforestation or other appropriate
measures.
***
§ 19.63 PLACES OF ASSEMBLY.
***
(b) Screening. Where a place of assembly is adjacent to a residential use screening must be provided
along the boundary adjacent to any property used for residential purposes. Such screening [shall] must
consist of a solid fence or wall not less than five feet high, but [shall] may not extend within 15 feet of any
street or driveway. Such screening will not be required along a public street. The provisions of § [19.52]
21.301.15 (d)(1) [shall] apply to place of assembly sites. This provision may be waived by the City Council
at the time of approval of site plans if the Council finds that no adverse impact on adjacent properties will
be created by such waiver, or if the Council finds that requiring such screening would have an adverse
impact on adjacent residential properties.
***
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Section 4. That Chapter 21 of the City Code is hereby amended by deleting those words that are
contained in brackets [ ] with strikethrough text and adding those words that are underlined, to read as
follows:
***

CHAPTER 21: ZONING AND LAND DEVELOPMENT
***

ARTICLE II. DISTRICTS AND USES
***

DIVISION E. INDUSTRIAL ZONING DISTRICTS
***
§ 21.206.04 INDUSTRIAL PARK (IP) DISTRICT.
***
(c) Standards. Development in the IP District must comply with the following standards:
***
(6) Loading docks and freight handling areas may not be on a street frontage or in a front yard. All
freight handling facilities, whether by railroad or truck, must be on elevations that do not face on any
street or proposed street.
(A) Loading docks and freight handling area must be screened, pursuant to perimeter screening
requirements contained in § [19.52] 21.301.15, from public view from street rights-of-way and adjacent
residential uses.
***
(d) Off-street parking. Off-street parking for the IP District must be provided in accordance with the
requirements of §§ 21.301.06 and [19.52] 21.301.15 of this code and with the following additional design
standard:
***

ARTICLE III. DEVELOPMENT STANDARDS
***

DIVISION A. GENERAL STANDARDS
***
§ 21.301.05 DRIVE THROUGH FACILITIES.
Drive through facilities must comply with the following standards.
***
(d) Screening. All elements of the drive through service area, including, but not limited to, menu
boards, order stations, teller windows and vehicle lights from the stacking lanes, must be screened from
view of residential properties zoned R-1, R-1A, RS-1, R-3, R-4, RM-12, RM-24, RM-50 or RM-100 located
within 300 feet. Screening must comply with the perimeter screening standards specified in § [19.52]
21.301.15 (d).
***
§ 21.301.06 PARKING AND LOADING.
***
(b) Location.
***
(2) Prohibited locations. Accessory off-street parking is prohibited in the following locations:
***

131

(B) On grass or landscaped areas pursuant to § [19.52] 21.301.15 of this code, in addition to the
restrictions set out in Chapter 8 of the city code; and
***
(c) Design.
***
(2) Other land uses.
***
(G) Light pollution and glare.
(i) Vehicle headlights. Parking lots and parking structures must comply with the screening
standards of § [19.52] 21.301.15 of this code.
***
(H) Parking islands.
***
(iii) A minimum of one deciduous tree must be provided per parking lot island, with exceptions
as set forth in § [19.52] 21.301.15 of this code.
***
(I) Setbacks for surface parking.
(i) The required setback for surface parking is a minimum of 20 feet from a planned widened
right-of-way line and a minimum of five feet from a property line not abutting a street. In mixed use
districts (B-4, C-5, LX), setbacks from streets may be reduced if screening is provided that meets the
standards in § [19.52] 21.301.15 (d).
***
(h) Parking structures.
***
(2) Screening and design requirements.
(A) Screening. Above grade parking structures must meet the applicable zoning district
requirements regarding screening of surface parking. Where the roof or any portion of the roof of an
underground structure or a qualifying structure is used for surface parking, such parking must meet the
applicable zoning district requirements regarding screening of surface parking. Parking garage structures
which are abutting a single-family or two-family use must provide and maintain a visual screen at the
entrance and exit areas to the structure. See § [19.52] 21.301.15 of this code for screening requirements.
***
§ 21.301.06 FENCES.
***
(4) Screening. See §§ 8.16, 10.05, 10.29.05, 10.38, 10.57, 19.31.01, 19.49, [19.52]
21.301.15, 19.62.01, 19.63, 19.63.07, 21.206.04, 21.301.05, 21.301.06, 21.301.13, 21.301.16, 21.301.17,
21.302.01, 21.302.02, 21.302.13, 21.302.16, and 21.302.31 for specifications on required screening
standards, to include fences as a method of screening.
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***
§ 21.301.14 [RESERVED] TREE PRESERVATION.
(a) Purpose. The City Council recognizes that preservation and replanting of trees is important on
new single-family residential development sites in order to maintain a healthy and desirable
community. The City Council also recognizes that a certain amount of tree loss is an inevitable
consequence of the residential development process. The City Council finds that these tree
preservation regulations help to establish a balance between an individual’s rights to develop his
or her property and the needs of the community to protect the natural environment. The purpose
of these tree preservation regulations includes, but is not limited to:
(1) Prevention of soil erosion and sedimentation;
(2) Improved air quality;
(3) Reduced noise pollution;
(4) Energy conservation through windbreaks and shading;
(5) Control of the urban heat island effect;
(6) Increased property values;
(7) Protection of privacy by maintaining and establishing buffers between conflicting land uses;
(8) Enhanced aesthetics; and
(9) Providing habitat for wildlife.
(b) Applicability. The regulations contained in this section apply to all proposed single- and two-family
residential lots for which a plat application was received after August 31, 2006, with the exception
of plats that create only lot line adjustments and do not alter the number of lots. The regulations
continue to apply for a period of two years after the date the plat was recorded with the county.
(c) Definitions. The following definitions supplement those in § 19.03 and apply only to this section of
this code.
CRITICAL ROOT ZONE. The area within a radius surrounding the tree trunk of one foot per one inch
DBH of tree diameter. For example, a 20 inch DBH tree has a CRITICAL ROOT ZONE with a radius of 20
feet.
DBH. Diameter at breast height. The diameter of a tree measured four and one-half feet above grade
level.
DISTURBANCE ZONES. That part of a site disturbed by tree clearing, grading, trenching or any other
construction activities.
HEALTHY TREE. Any significant tree except those deemed diseased by a certified forester, arborist
or the City Forester.
SIGNIFICANT TREE. Any healthy deciduous hardwood tree (except willow, boxelder, aspen, silver
maple and multiple stem cottonwood) measuring 12 inches DBH or greater (or six inches DBH or greater
in the case of oak, sugar maple, ironwood and hickory) and any healthy coniferous tree (except multiple
stem white cedar) measuring eight inches DBH or greater. For the purposes of this Section 21.301.14, a
prohibited tree species identified in Section 18.03 may be considered a significant tree, unless otherwise
specified.
TREE TRUNK. The stem portion of a tree from the ground to the first branch thereof.
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(d)

Removal threshold.
(1) Removal or disturbance of significant trees on lots or proposed lots in the R-1, R1-A and RS1 Zoning Districts beyond 50% of the total inches DBH of significant trees on the lot or
proposed lot requires reforestation as specified in this section. The following trees are not
counted toward the calculation of significant trees:
(A) Trees within existing or proposed conservation and protective easements;
(B) Trees within 100-year floodplains;
(C) Trees within wetlands;
(D) Trees on slopes greater than 25%; and
(E) Trees deemed diseased by a certified forester.
(2) Significant trees within existing conservation and other protective easements, floodplains,
wetlands or on slopes greater than 25% must be preserved and may only be removed upon
issuance of a permit from the City Forester.

(e) Reforestation requirement. When reforestation is required, the landowner is required to prepare a
reforestation plan and must mitigate the loss of significant trees by planting 1.25 caliper inches of
replacement trees for each inch DBH of significant trees removed beyond the removal threshold.
(f) Tree preservation standards. To receive credit for preserving existing significant trees, significant
trees must be protected from direct and indirect root damage and trunk and crown disturbance.
The following preservation standards apply.
(1) Construction activities including parking, material storage, dirt stockpiling, concrete washout
and other similar activities must not occur within the critical root zone of any significant tree to
be preserved.
(2) There must be no changes to the grade within the critical root zone of any significant tree to
be preserved.
(3) A reasonable effort must be made to have utility line trenches and similar uses avoid the
critical root zone of any significant tree to be preserved. Due to certain site conditions, where
disturbance is unavoidable, the City Forester may approve underground tunneling or
directional boring of utilities within the critical root zone of any significant tree to be preserved.
Trenching, when approved by the City Forester, must be used only as the last alternative and
root pruning equipment specifically designed for that purpose must be used. Pruned roots
must be sealed with nontoxic wound sealant.
(4) Prior to issuance of building or grading permits, protective fencing must be installed around
the limits of the disturbance zone or around the critical root zone of significant trees to be
preserved. Such fences must be at least four feet high and must consist of orange
polyethylene safety fencing. Fencing must remain in place until construction is completed or
other landscaping has been installed and the City Forester has approved the removal of the
fencing.
(5) Owners pruning oak trees between April 15 and July 1 must apply an appropriate nontoxic
tree wound sealant to any cut areas.
(g) Tree survey and tree preservation plans. All plat applications that would create one or more new
parcels in the R-1, R-1A and RS-1 Zoning Districts must include both a tree survey and a tree
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preservation plan. Tree survey and tree preservation plans must be prepared and signed by a
registered surveyor and must include the following information.
(1) Location, diameter and species of all significant trees on the site as well as significant trees
within ten feet of the site that will be impacted by the development.
(2) Plans must be at the same scale as the plat plans and must show the proposed lots, existing
and proposed structures, driveways, retaining walls and other construction, existing and
proposed utilities, existing topography and proposed grading, existing and proposed
easements, slopes over 25%, wetlands, conservation or restrictive easements, 100-year
floodplains and setbacks.
(3) Plans must identify which significant trees are:
(A) To be protected, preserved and undisturbed;
(B) To be removed or disturbed; and
(C) Not counted in the calculation as discussed in subsection (d)(1) above.
(4) Plans must identify proposed disturbance zones by cross-hatching or gray colored shading
on the plan and must identify areas of clearing, grading, trenching and similar activities.
(5) Plans must identify the location of the critical root zone of any significant trees to be saved
within 30 feet of proposed disturbance zone.
(6) Plans must identify the location and dimensions of building pads, construction zones for each
lot and proposed street layout and grading contours of the site.
(7) Plans must identify the proposed locations and details of tree protection fencing or other tree
protection measures to be installed for all significant trees to be preserved.
(8) Signature and registration number of the registered surveyor preparing the plan.
(9) Calculation of total significant tree inches DBH proposed to be removed or disturbed on the
site (excluding exempt tree inches) divided by the total significant tree inches DBH on the site
(excluding exempt tree inches); showing the net percentage of removal/disturbance.
(10) Plans must identify the location of trees proposed to meet reforestation requirements.
(h) Reforestation plan. All plat applications that would create one or more new parcels in the R-1, R1A and RS-1 Zoning Districts must include a reforestation plan if the amount of significant
tree caliper inches to be removed or disturbed as shown on the tree survey and tree preservation
plans exceeds the removal threshold. The reforestation plan must be prepared and signed by a
registered landscape architect or forester and must comply with the following criteria.
(1) The plan must indicate the location and caliper inches or height of all trees to be planted.
(2) No more than one-half of the trees to be planted may be from any one species.
(3) Trees are encouraged to be of similar species as found on the site.
(4) No more than 15% of the required tree inches may be of ornamental species.
(5) The minimum planting size for deciduous trees is two and one-half caliper inches.
(6) The minimum planting size for coniferous trees is six feet in height.
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(7) Trees must be planted a minimum of 15 feet apart from one another and from existing trees,
except where approved by City Forester.
(8) Trees to be planted must be from certified nursery stock as defined and controlled by M.S.
Chapter 18H, as it may be amended from time to time, the Plant Pest Act.
(9) The plan must include a planting schedule with a tree key, botanical and common tree
names, the quantity and size of each tree species to be planted, the total caliper inches of
trees to be added and the anticipated heights and spread at maturity.
(10) Unless approved by the City Engineer, trees must not be planted within 15 feet of city curb
and gutter or sidewalk, must not be planted in a clear view triangle and must not be planted in
a public utility easement.
(i) Authority of the City Forester.
(1) The tree survey, tree preservation plan and any related reforestation plan must be reviewed
and evaluated by the City Forester.
(2) The City Forester has the authority to approve, deny, condition or reject as incomplete a tree
survey, tree preservation plan and reforestation plan.
(3) A tree preservation plan and reforestation plan may be amended after it has been approved.
The City Forester has authority to approve amendments, except that a change resulting in
removal of more than 10% of the significant tree inches DBH that were shown as preserved
on an approved tree preservation plan requires further review by the City Council. As part of
any amendment to a tree preservation plan, the required reforestation may be increased or
reduced accordingly. Requests for amendments must be submitted prior to removal of any
trees shown as preserved on an approved plan.
(4) The City Forester has the authority to establish surety rates.
(j) Surety. When a reforestation plan is required, a reforestation surety must be submitted prior to
issuance of a grading permit, or building permit if no grading permit is required, to ensure that
proposed trees shown on a reforestation plan are installed as proposed and survive through at
least one full growing season lasting one year. The reforestation surety must reflect the average
market rates for providing, installing and warranting plant materials that equal or exceed the total
required reforestation caliper inches multiplied by the average value per caliper inch of trees as
determined by the City Forester. The minimum surety amount is $1,000. The surety must be
maintained at the calculated level until one year passes from the time of tree planting and the city
has inspected the site for conformance to the plan and authorized a reduction or release. The
surety may consist of a bond, an irrevocable letter of credit, cash deposit or other instrument
which provides an equal performance guarantee to the city.
(k) Inspection and enforcement of the tree preservation plan.
(1) Field staking and pre-grading inspection. When a tree preservation plan is required, all sites
must be staked and fenced for tree preservation pursuant to the approved tree preservation
plan prior to removal of any trees and prior to issuance of a grading permit, or prior to
commencement of any grading operations if no grading permit is required, or prior to
issuance of a building permit if no grading operations are required. A copy of the approved
tree preservation plan must be submitted with an application for a grading permit or with an
application for a building permit if no grading permit is required. Upon staking of the site and
installation of the tree protection fencing, but prior to issuance of any permits or
commencement of any grading operations, the subdivider must contact the City Forester to
schedule an inspection of the staking and fence installation on the site. No permits may be
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issued, nor may any grading or grubbing operations commence without first receiving
authorization by the City Forester. Tree protection fencing must remain in place until after the
permanent certificate of occupancy is issued for the building on the site.
(2) Post grading inspection. Upon completion of the preliminary site grading operations, but prior
to any further issuance of permits upon the site, the subdivider (or builder if different than the
subdivider) must contact the City Forester to schedule a second inspection of the site to
verify the preservation of trees as shown on the approved tree preservation plan.
(3) Final inspection. Prior to issuance of a certificate of occupancy, the subdivider (or builder if
different than the subdivider) must contact the City Forester to schedule a final tree
preservation inspection to verify the preservation of significant trees and the planting of any
reforestation trees as shown on the approved tree preservation plan.
(l) Violations. Violation of any provision of this section is a misdemeanor. Provisions of this section
may be enforced by injunction or other appropriate civil remedy. In the case of a violation of the
provisions of this section, additional permits or certificates of occupancy must not be issued for
the lot or lots that have violations until the violation is mitigated through reforestation or other
appropriate measures.
***
§ 21.301.15 [RESERVED] LANDSCAPING AND SCREENING.
(a) Purpose and intent. The city recognizes the health, safety, aesthetic, ecological and economic
value of landscaping and screening. The provisions of this section are intended to:
(1) Add visual interest to open spaces and blank facades;
(2) Soften dominant building mass;
(3) Provide definition for public walkways and open space areas;
(4) Ensure significant tree canopy shading to reduce glare and heat build-up;
(5) Improve the visual quality and continuity within and between developments;
(6) Provide screening and mitigation of potential conflicts between activity areas and more
passive areas;
(7) Protect and improve property values;
(8) Improve air quality and provide a buffer from air and noise pollution;
(9) Ensure safe and aesthetic treatment of ponding areas;
(10) Enhance the overall aesthetic conditions within the city;
(11) Limit sight line obstructions and drainage conflicts;
(12) Reduce the potential for criminal and illegal activities; and
(13) Prevent conflicts with utilities.
(b) Landscape plans.
(1) Except for single family uses, a landscape plan must be submitted:
(A) With any application for new development;
(B) With any application for additions or modifications to existing development that physically
impacts existing landscaping or screening; or
(C) When changes are made to an existing landscaping or screening plan on file with the
city.
(2) Landscape plans must be reviewed and approved by the Planning Manager or designee.
(3) Landscape plans must include information on existing and proposed landscaping and
screening in accordance with the Planning Manager’s Landscaping and Screening Policies
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and Procedures and landscape designers are encouraged to review and follow the policy
recommendations therein.
(c) Landscaping standards.
(1) Soil surface stabilization. All disturbed areas outside of designated planting beds must be
permanently stabilized with an established plant or xeriscaping soil cover. Unstabilized soil
surfaces (bare ground, dirt piles and the like) are allowed only when required by a
construction project operating under a valid permit if a permit is required. Soil surface
stabilization must be completed in conjunction with the construction project within the timeline
specified in § 15.201 of this code.
(2) Minimum number of trees and shrubs. Excluding exceptions specified in subsection (c)(2)(E)
below, development must at a minimum provide the following numbers of trees and shrubs:
(A) One tree per 2,500 square feet of developable landscaping area; and
(B) One shrub per 1,000 square feet of developable landscaping area.
(i) Up to 50% of the required shrubs may be perennial plants.
(ii) Four perennial plants equal one shrub.
(C) DEVELOPABLE LANDSCAPING AREA is defined as the total area of a development
site or phase minus the portion of that area within:
(i) A natural water body;
(ii) A protected wetland;
(iii) A permanent significant natural wooded area; and/or
(iv) A scenic easement.
(D) Existing healthy deciduous trees greater than four caliper inches or existing healthy
evergreen trees greater than six feet in height that are located within the developable
landscaping area and are not identified on the city’s prohibited plant species list (see
§ 18.03) may be credited toward the minimum required trees on a site.
(E) Exceptions:
(i) Single -family dwellings;
(ii) Two-family dwellings subject to the standards in Section 21.302.04;
(iii) In mixed use districts (B-4, C-5, LX) the number of trees and shrubs required in this
section may be reduced by up to 25 percent; and
(iv) Fee in lieu of planting. If landscape planting at required levels results in overcrowding
of vegetation due to site constraints, the property owner may reduce the number of
proposed trees and/or shrubs on the site at the sole discretion of the City Council;
provided a cash fee is deposited into a city designated fund that matches the cost
differential between the planting required by this provision and the vegetation actually
planted on the site as specified in the Landscaping and Screening Policies and
Procedures document.
(3) Minimum tree size. Required trees must meet the following minimum size standards:
(A) Overstory trees must be at least two and one-half caliper inches at planting;
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(B) Single stem ornamental trees must be at least one and one-half caliper inches at
planting; and
(C) Evergreen trees and multi-stem ornamental trees must be at least six feet in height at
planting.
(4) Minimum landscape yard. An area for landscaping, kept free of parking, storage or storm
water ponds, must be provided around the perimeter of a site.
(A) Standards. Unless otherwise specified in the city code, the landscape yard must be a
minimum of 20 feet deep when adjacent to public or private streets and a minimum of five
feet deep when not adjacent to streets with the following exceptions:
(i) In the mixed use districts (B-4, C-5, LX) the landscape yard may be reduced to a
minimum of five feet provided the screening standards in subsection (d)(4) below are
met; and
(ii) Outside the B-4, C-5 and LX Zoning Districts, buildings may be located within the
landscape yard when otherwise allowed by the city code.
(B) Elements permitted in landscape yard:
(i) Rain gardens included in an approved landscape plan;
(ii) Sidewalks, bus shelters and entrance drives; and
(iii) Buildings when otherwise allowed by the city code.
(5) Native Prairie and Long Grasses. These plants are allowed as specified in Chapter 10,
Article VI Weeds and Brush.
(6) Streetscape. In areas where a district or street specific streetscape plan has been adopted by
the City Council, development must provide streetscape plantings as set forth in the district or
street specific streetscape plan. Streetscape plantings located within the property lines of the
site may be credited toward the required number of trees and shrubs. Streetscape plantings
in the public right-of-way are not credited toward the required number of trees and shrubs.
Landscaping placed or removed in the public right-of-way must receive city approvals for
right-of-way plantings (see § 18.07) and must conform with city right-of-way planting policies.
(7) Parking island trees. A minimum of one deciduous tree must be provided per parking lot
island, with the following exceptions:
(A) No trees are required in parking islands used for storm water management purposes;
(B) No trees are required in parking islands within structured parking facilities; and
(C) No trees are required in parking lots with 50 or fewer spaces.
(d) Screening standards.
(1) Perimeter screening designed to buffer incompatible uses. Perimeter screening designed to
buffer incompatible uses is required:
(A) Along any off-street parking area containing over six parking spaces that lies within 30
feet of an abutting site that is residentially used and either residentially zoned or guided;
(B) Along any driveway to an off-street parking area containing over six parking spaces when
the driveway is within 15 feet of an abutting site that is residentially used and either
residentially zoned or guided;
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(C) On industrial sites, along any property line that directly abuts a site that is residentially
used and either residentially zoned or guided and along any side or rear property line that
faces across a street a site that is residentially used and either residentially zoned or
guided;
(D) Around outdoor merchandise, materials and equipment stored, kept or displayed with the
following exceptions:
(i) In the General Industry (I-3) Zoning District, no perimeter screening is required
around outdoor merchandise, materials and equipment except when required
through a condition of approval or abutting or across the street from a site that is
residentially used and either residentially zoned or guided;
(ii) In the Limited Industry (I-2) Zoning District, no perimeter screening is required around
outdoor merchandise, materials and equipment when open storage has been
approved as a principal use except when required through a condition of approval or
abutting or across the street from a site that is residentially used and either
residentially zoned or guided;
(iii) No perimeter screening is required around materials and equipment being used for
construction occurring on the site;
(iv) No perimeter screening is required around merchandise displayed for sale on
convenience facility with fuel sales pump islands; and
(v) No perimeter screening is required around merchandise displayed for sale when
otherwise allowed by the city code and located in an area approved for such use on
the site plan.
(E) Where required by the City Council through a condition of approval; and
(F) On institutional use sites, along any property line that directly abuts a site that is used for
single-family residential uses and either zoned or guided for single-family residential use,
except that the approving body may waive the perimeter screening requirement where all
property owners along the abutting property line or lines sign an affidavit agreeing to
exempt the property from the perimeter screening requirement.
(2) Perimeter screening standards.
(A) Perimeter screening must be a minimum of five feet in height above grade.
(B) Perimeter screening (see Figure 21.301.15(a) below) must consist of:
(i) An architecturally compatible opaque wall or opaque fence;
(ii) A berm;
(iii) Two staggered rows of evergreen trees with trees in each row spaced at a maximum
of 12 feet; or
(iv) A combination of the above.
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Figure 21.301.15(a)

(3) Parking lot screening. Parking lot screening designed to reduce the visual impact of surface
parking lots; mitigate glare from headlights; improve the aesthetic quality of the area for users
of the site, adjacent sites, roadways and sidewalks; and define the perimeter of the parking
lot is required:
(A) Between those portions of an off-street parking area containing five or more parking
spaces and a public street where the separation between the parking area and public
street is 40 feet or less; and
(B) Where required by the City Council through a condition of approval.
(C) Parking lot screening requirements may be waived in circumstances where perimeter
screening is provided or where the elevation of the parking area relative to the elevation
of the street and sidewalk would make the screening ineffectual as determined by the
Planning Manager.
(4) Parking lot screening standards.
(A) Parking lot screening must be placed where it will most effectively screen the perimeter of
the parking lot to be screened.
(B) Parking lot screening must be a minimum of three feet and a maximum of four feet in
height as measured from the adjacent finished surface of the parking area. When shrubs
are used to provide the screen, such shrubs must be at least two feet tall at planting and
anticipated to grow to at least three feet tall at maturity.
(C) Parking lot screening (see Figure 21.301.15(b) below) must consist of:
(i) A compact hedge of evergreen or densely twigged deciduous shrubs spaced to
ensure closure into a solid hedge at maturity;
(ii) Perennial plants, including grasses, that form a continuous visual screen;
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(iii) An architecturally compatible wall or fence;
(iv) A berm; or
(v) A combination of the above.
(vi) Overstory trees, transit shelters, benches, bicycle racks and similar features may be
integrated as a part of the screen.
Figure 21.301.15(b)

(e) Special design features. The city allows and encourages use of xeriscaping, rain gardens,
lakescaping, native prairie and long grasses in appropriate locations. Use of these materials is
further discussed in the Planning Manager’s Landscaping and Screening Policies and
Procedures document.
(f) Restrictions. The following restrictions on landscaping and screening apply to protect the public
health, safety and welfare.
(1) Public easements. Landowners are advised that landscaping features placed in a public
easement may be removed without compensation if it is necessary to install, replace or
maintain a public utility, sidewalk or drainage way within the easement. Trees, irrigation lines,
berms, walls or fences must not be placed in a public easement where public improvements
are located without the written approval of the Director of Public Works.
(2) Scenic easements. No earth moving, construction of improvements, planting of new
vegetation or removal of existing vegetation may take place within scenic easements held by
the city unless authorized by the city in accordance with the easement.
(3) Clear view triangle. Landscaping and screening must not interfere with the clear view triangle
as specified in §§ 17.31 and 17.32.
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(4) Crime prevention through environmental design (CPTED). In support of CPTED principles
designed to reduce the fear and incidence of crime and to improve the quality of life,
landscaping must support the objectives of natural surveillance, territorial reinforcement,
access control and maintenance. These CPTED objectives are further discussed in the
Planning Manager’s Landscaping and Screening Policies and Procedures document.
(5) Fire hydrant and utility clear zone. The area three feet in radius around all fire hydrants, fire
hose connections and utility boxes must be kept free of any trees, shrubs or other
landscaping feature that could impede access to or use of the hydrant, fire hose connection
or utility box.
(g) Authority of Planning Manager. The Planning Manager has the authority to adopt and
implement Landscaping and Screening Policies and Procedures for the purpose of specifying
landscape plan submittal requirements, establishing surety rates and procedures, establishing
landscape material costs for fees in lieu of planting on constrained sites, and offering landscaping
and screening material and design recommendations.
(h) Maintenance.
(1) Material maintenance. The property owner must maintain all landscaping and screening
materials shown on the approved landscape plan in a manner consistent with the intent and
purpose of the plan and city code requirements. Approved landscaping and screening
materials that die, become diseased or are significantly damaged must be replaced at the
next appropriate planting period with new materials in conformance with the approved
landscape plan and applicable city code standards.
(2) Structure maintenance. Landscaping and screening structures such as fences and walls must
be maintained in good condition, free of graffiti, peeling paint, decay or warping, must be
repaired when needed and replaced periodically to maintain a structurally sound condition.
(3) Ground cover maintenance. Ground cover must be maintained in accordance with
§§ 10.37 through 10.42 of this code.
(4) Removal. Unless a modified landscape plan is approved, landscaping and screening
materials and structures approved on a landscape plan must not be removed except when
replaced in accordance with this section.
(5) Surety. To ensure that landscaping and screening is installed as proposed and survives
through at least one full growing season lasting one year, a landscape performance surety
must be submitted prior to issuance of building permits for new development where a
landscape plan is required. The landscape surety rate and procedures are set forth in the
Planning Manager’s Landscaping and Screening Policies and Procedures document. The
surety may consist of a bond, an irrevocable letter of credit, cash deposit or other instrument
which provides an equal performance guarantee to the city.
(i) Redevelopment compliance.
(1) Redevelopment or large addition. When either full redevelopment of a site is proposed or an
addition that would increase total floor area on a site by 25% or more, a landscape plan for
the entire site, demonstrating compliance with the requirements of this section, must be
submitted for approval.
(2) Small addition. When an addition is proposed that would increase total floor area on a site by
less than 25%, but would physically impact existing landscaping, a modified landscape plan
for the portion of the site affected by the addition, demonstrating compliance with the
requirements of this section, must be submitted for approval.
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(3) Reserved.
(4) Additional requirements. Additional requirements for nonconformities are set forth in
§ 21.504 of this code.
***
§ 21.301.16 EXTERIOR STORAGE.
(a) In Residential (R) Districts.
***
(3) Exceptions listed herein must not be construed to avoid the restrictions of §§ [19.52] 21.301.15
or 21.301.17, or of any conditions imposed on any conditional use permit.
(4) All screening must be consistent with the standards in § [19.52] 21.301.15. Before the erection
of any screening required by this section, the plans for such screening must be approved by the Planning
Manager.
***
(b) In Industrial Districts.
(1) Exterior storage, incidental.
***
(C) Exterior storage must be fully screened from public right-of-way and any non-industrially zoned
or guided property in a manner consistent with § [19.52] 21.301.15 of the city code.
***

DIVISION B. USE STANDARDS
***
§ 21.302.04 TWO-FAMILY DWELLINGS.
***
(c) Standards.
***
(9) Landscaping. Two-family dwellings must submit a landscape plan prior to building permit
issuance that includes at least two trees per unit located within the front yard and at least one shrub per
1,000 square feet of developable landscaping area as defined in city code § [19.52] 21.301.15 (c)(2)(C).
***
§ 21.302.06 INSTITUTIONAL USE STANDARDS.
***
(b) Standards.
(4) Screening/buffering. A perimeter landscape buffer is required pursuant to screening requirements
contained in city code § [19.52] 21.301.15 (d)(2), where the institutional site directly abuts property that is
used for single-family residential uses and either zoned or guided for single-family residential uses,
unless a waiver is obtained pursuant to standards in § [19.52] 21.301.15 (d)(1)(F).
***
§ 21.302.08 TOWNHOUSE STANDARDS.
***
(c) Standards.
***
(15) Landscaping. Townhouse development landscaping must meet the landscaping requirements of
§ [19.52] 21.301.15.
***
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§ 21.302.09 MULTIPLE-FAMILY DWELLING DESIGN AND PERFORMANCE STANDARDS.
***
(d) Performance standards.
***
(11) Compliance with other sections. Multiple-family developments must meet applicable standards
within city code, including but not limited to:
***
(B) Landscaping (§ [19.52] 21.301.15);
***
§ 21.302.10 MANUFACTURED HOME PARK.
***
(c) Standards.
***
(7) Landscape buffer. Where the manufactured home park directly abuts property that is used for
single-family residential uses or is either zoned or guided for single-family residential uses a perimeter
landscape buffer is required pursuant to screening requirements in city code § [19.52] 21.301.15 (d)(2).
***
(10) Compliance with other sections. Manufactured home parks must meet applicable standards
within city code, including but not limited to:
***
(B) Landscaping (§ [19.52] 21.301.15);
***
§ 21.302.17 MAJOR COMMERCIAL GOLF FACILITY.
***
(d) Compliance with other sections. Major commercial golf facilities must meet applicable standards
within city code, including but not limited to:
***
(2) Landscaping (§ [19.52] 21.301.15);
***
§ 21.302.23 RESIDENTIAL CARE FACILITIES.
***
(d) Standards.
(1) All facilities.
***
(B) Compliance with other sections. Residential care facilities must meet applicable standards
within city code, including but not limited to:
***
(ii) Landscaping (§ [19.52] 21.301.15);
***
(3) Facilities serving seven or more persons.
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***
(B) Landscape buffer. A perimeter landscape buffer is required pursuant to screening requirements
contained in § [19.52] 21.301.15 (d)(2), where the facility site directly abuts property that is either zoned
or guided for single-family residential use.
***
§ 21.302.24 CONGREGATE LIVING FACILITIES.
***
(d) Standards.
***
(4) Landscape buffer. A perimeter landscape buffer is required pursuant to screening requirements
contained in § [19.52(d)(2)] 21.301.15(d)(2), where the facility site directly abuts property that is
used for single-family residential use that is either zoned or guided for single-family residential
use.
***
(5) Compliance with other sections. Congregate living facilities must meet applicable standards
within city code, including but not limited to:
***
(B) Landscaping (§ [19.52] 21.301.15);

***
§ 21.302.25 SCHOOLS AND COLLEGES.
***
(d) Performance standards.
***
(2) Landscape buffer. A perimeter landscape buffer is required pursuant to screening requirements
contained in § [19.52(d)(2)] 21.301.15(d)(2), where the facility site directly abuts property that is used for
single family residential and either zoned or guided for single-family residential use, unless a waiver is
obtained pursuant to standards in § [19.52(d)(1)(F)] 21.301.15(d)(1)(F).
***
(6) Compliance with other sections. Schools and colleges must meet applicable standards within city
code, including but not limited to:
***
(B) Landscaping (§ [19.52] 21.301.15);
***
§ 21.302.27 DAY CARE FACILITIES.
***
(c) Standards.
***
(4) Day care facilities serving 13 or more persons.
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(D) Landscape buffer. Day care facilities serving 13 or more persons located adjacent to a single
family residential district or a single family residential use must have a perimeter landscape buffer
pursuant to screening requirements in city code § [19.52(d)(2)] 21.301.15(d)(2), unless a waiver
is obtained pursuant to standards in § [19.52(d)(1)(F)] 21.301.15(d)(1)(F).
***
(6) Compliance with other sections. Day care facilities must meet applicable standards within city
code, including but not limited to:
***
(B) Landscaping (§ [19.52] 21.301.15);
***

ARTICLE V. ADMINISTRATION AND NONCONFORMITY
***

DIVISION A. APPROVALS AND PERMITS
***
§ 21.501.01 FINAL SITE AND BUILDING PLANS.
***
(f) Content. Final site and building plan applications must include the following information, unless
exempted by the Planning Manager:
***
(5) Plans, in a number of sets, sizes and formats specified by the Planning Manager, that include:
***
(V) A preliminary landscaping plan (see city code § [19.52] 21.301.15 and adopted landscape
procedures);
***
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Section 5. That Chapter 22 of the City Code is hereby amended by deleting those words that are
contained in brackets [ ] with strikethrough text and adding those words that are underlined, to read as
follows:
***

CHAPTER 22: SUBDIVISION AND PLATTING
***

DIVISION C. PROCESS
***
§ 22.05 PRELIMINARY PLATS.
***
(f) Application content.
***
(2) Type II and III preliminary plat applications must include all information required for Type
I preliminary plat applications plus the following additional items:
(A) Where applicable, tree preservation plans in accordance with city code § [19.53] 21.301.14;
***

Passed and adopted this _________day of ____________________, 2021.

____________________
Mayor
ATTEST:

_________________________
Secretary to the Council

APPROVED:

__________________________
City Attorney
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§ 18.03 PROHIBITED TREES.
It shall be is unlawful to plant any of the following trees within the city:

Genus

Species

Common Name

Ginkgo
Acer
Populus
Populus
Rhamnus

biloba
negundo
deltoides
nigra italica
Cathartica

Ginkgo (maidenhair tree female only)
Boxelder (ash-leaved maple)
Eastern cottonwood
Lombardy poplar
Buckthorn (common or European)

Rhamnus
Fraxinus

Frangula
All

Buckthorn (glossy, including all cultivars)
Ash (all species, varieties and cultivars)

(a) Exceptions. The Council finds that some prohibited native species are beneficial to local
ecosystems. Therefore, the following species are allowed when located in areas guided
Conservation, Public, Quasi-Public, Right of Way, or Water by the City Comprehensive Plan.
(1) Populus deltoides
(2) Acer negundo

***
§ 18.11 PENALTY.
Violation of any provision of this Chapter 18 is a misdemeanor. Civil penalties may also be
issued pursuant to § 12.15 of the city charter and § 1.19 of this city code. However, nothing
in this Chapter 18 may be construed to limit the city’s other available legal remedies for
any violation of the law, including without limitation, criminal, civil and injunctive actions.

§ 19.53 21.301.14 TREE PRESERVATION.
(a) Purpose. The City Council recognizes that preservation and replanting of trees is
important on new single-family residential development sites in order to maintain a
healthy and desirable community. The City Council also recognizes that a certain
amount of tree loss is an inevitable consequence of the residential development
process. The City Council finds that these tree preservation regulations help to establish
a balance between an individual’s rights to develop his or her property and the needs of
the community to protect the natural environment. The purpose of these tree
preservation regulations includes, but is not limited to:
(1) Prevention of soil erosion and sedimentation;
(2) Improved air quality;
(3) Reduced noise pollution;
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(4) Energy conservation through windbreaks and shading;
(5) Control of the urban heat island effect;
(6) Increased property values;
(7) Protection of privacy by maintaining and establishing buffers between
conflicting land uses;
(8) Enhanced aesthetics; and
(9) Providing habitat for wildlife.
(b) Applicability. The regulations contained in this section shall apply to all proposed
single- and two-family residential lots for which a plat application was received after
August 31, 2006, with the exception of plats that create only lot line adjustments and do
not alter the number of lots. The regulations continue to apply for a period of two years
after the date the plat was recorded with the county.
(c) Definitions. The following definitions supplement those in § 19.03 and apply only
to this section of this code.
CRITICAL ROOT ZONE. The area within a radius surrounding the tree trunk of one
foot per one inch DBH of tree diameter. For example, a 20 inch DBH tree has
a CRITICAL ROOT ZONE with a radius of 20 feet.
DBH. Diameter at breast height. The diameter of a tree measured four and one-half
feet above grade level.
DISTURBANCE ZONES. That part of a site disturbed by tree clearing, grading,
trenching or any other construction activities.
HEALTHY TREE. Any significant tree except those deemed diseased by a certified
forester, arborist or the City Forester.
SIGNIFICANT TREE. Any healthy deciduous hardwood tree (except willow,
boxelder, aspen, silver maple and multiple stem cottonwood) measuring 12 inches DBH
or greater (or six inches DBH or greater in the case of oak, sugar maple, ironwood and
hickory) and any healthy coniferous tree (except multiple stem white cedar) measuring
eight inches DBH or greater. For the purposes of this Section 21.301.14, a prohibited tree
species identified in Section 18.03 may be considered a significant tree, unless otherwise
specified.
TREE TRUNK. The stem portion of a tree from the ground to the first branch
thereof.
(d) Removal threshold.
(1) Removal or disturbance of significant trees on lots or proposed lots in the R-1,
R1-A and RS-1 Zoning Districts beyond 50% of the total inches DBH of significant trees
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on the lot or proposed lot requires reforestation as specified in this section. The
following trees are not counted toward the calculation of significant trees:
(A) Trees within existing or proposed conservation and protective easements;
(B) Trees within 100-year floodplains;
(C) Trees within wetlands;
(D) Trees on slopes greater than 25%; and
(E) Trees deemed diseased by a certified forester.
(2) Significant trees within existing conservation and other protective easements,
floodplains, wetlands or on slopes greater than 25% must be preserved and may only
be removed upon issuance of a permit from the City Forester.
(e) Reforestation requirement. When reforestation is required, the landowner is
required to prepare a reforestation plan and must mitigate the loss of significant trees by
planting 1.25 caliper inches of replacement trees for each inch DBH of significant trees
removed beyond the removal threshold.
(f) Tree preservation standards. To receive credit for preserving existing significant
trees, significant trees must be protected from direct and indirect root damage and trunk
and crown disturbance. The following preservation standards apply.
(1) Construction activities including parking, material storage, dirt stockpiling,
concrete washout and other similar activities must not occur within the critical root zone
of any significant tree to be preserved.
(2) There shall must be no changes to the grade within the critical root zone of
any significant tree to be preserved.
(3) A reasonable effort must be made to have utility line trenches and similar uses
avoid the critical root zone of any significant tree to be preserved. Due to certain site
conditions, where disturbance is unavoidable, the City Forester may approve
underground tunneling or directional boring of utilities within the critical root zone of
any significant tree to be preserved. Trenching, when approved by the City Forester,
must be used only as the last alternative and root pruning equipment specifically
designed for that purpose must be used. Pruned roots must be sealed with nontoxic
wound sealant.
(4) Prior to issuance of building or grading permits, protective fencing must be
installed around the limits of the disturbance zone or around the critical root zone of
significant trees to be preserved. Such fences must be at least four feet high and must
consist of orange polyethylene safety fencing. Fencing must remain in place until
construction is completed or other landscaping has been installed and the City Forester
has approved the removal of the fencing.
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(5) Owners pruning oak trees between April 15 and July 1 must apply an
appropriate nontoxic tree wound sealant to any cut areas.
(g) Tree survey and tree preservation plans. All plat applications that would create
one or more new parcels in the R-1, R-1A and RS-1 Zoning Districts must include both
a tree survey and a tree preservation plan. Tree survey and tree preservation plans
must be prepared and signed by a registered surveyor and must include the following
information.
(1) Location, diameter and species of all significant trees on the site as well as
significant trees within ten feet of the site that will be impacted by the development.
(2) Plans must be at the same scale as the plat plans and must show the proposed
lots, existing and proposed structures, driveways, retaining walls and other construction,
existing and proposed utilities, existing topography and proposed grading, existing and
proposed easements, slopes over 25%, wetlands, conservation or restrictive
easements, 100-year floodplains and setbacks.
(3) Plans must identify which significant trees are:
(A) To be protected, preserved and undisturbed;
(B) To be removed or disturbed; and
(C) Not counted in the calculation as discussed in subsection (d)(1) above.
(4) Plans must identify proposed disturbance zones by cross-hatching or gray
colored shading on the plan and must identify areas of clearing, grading, trenching and
similar activities.
(5) Plans must identify the location of the critical root zone of any significant trees
to be saved within 30 feet of proposed disturbance zone.
(6) Plans must identify the location and dimensions of building pads, construction
zones for each lot and proposed street layout and grading contours of the site.
(7) Plans must identify the proposed locations and details of tree protection fencing
or other tree protection measures to be installed for all significant trees to be preserved.
(8) Signature and registration number of the registered surveyor preparing the
plan.
(9) Calculation of total significant tree inches DBH proposed to be removed or
disturbed on the site (excluding exempt tree inches) divided by the total significant
tree inches DBH on the site (excluding exempt tree inches); showing the net percentage
of removal/disturbance.
(10) Plans must identify the location of trees proposed to meet reforestation
requirements.

152

(h) Reforestation plan. All plat applications that would create one or more new
parcels in the R-1, R-1A and RS-1 Zoning Districts must include a reforestation plan if
the amount of significant tree caliper inches to be removed or disturbed as shown on
the tree survey and tree preservation plans exceeds the removal threshold. The
reforestation plan must be prepared and signed by a registered landscape architect or
forester and must comply with the following criteria.
(1) The plan must indicate the location and caliper inches or height of all trees to
be planted.
(2) No more than one-half of the trees to be planted may be from any one species.
(3) Trees are encouraged to be of similar species as found on the site.
(4) No more than 15% of the required tree inches may be of ornamental species.
(5) The minimum planting size for deciduous trees is two and one-half caliper
inches.
(6) The minimum planting size for coniferous trees is six feet in height.
(7) Trees must be planted a minimum of 15 feet apart from one another and from
existing trees, except where approved by City Forester.
(8) Trees to be planted must be from certified nursery stock as defined and
controlled by M.S. Chapter 18H, as it may be amended from time to time, the Plant Pest
Act.
(9) The plan must include a planting schedule with a tree key, botanical and
common tree names, the quantity and size of each tree species to be planted, the total
caliper inches of trees to be added and the anticipated heights and spread at maturity.
(10) Unless approved by the City Engineer, trees must not be planted within 15
feet of city curb and gutter or sidewalk, must not be planted in a clear view triangle and
must not be planted in a public utility easement.
(i) Authority of the City Forester.
(1) The tree survey, tree preservation plan and any related reforestation plan must
be reviewed and evaluated by the City Forester.
(2) The City Forester shall have has the authority to approve, deny, condition or
reject as incomplete a tree survey, tree preservation plan and reforestation plan.
(3) A tree preservation plan and reforestation plan may be amended after it has
been approved. The City Forester shall have has authority to approve amendments,
except that a change resulting in removal of more than 10% of the significant
tree inches DBH that were shown as preserved on an approved tree preservation plan
shall requires further review by the City Council. As part of any amendment to a tree
preservation plan, the required reforestation shall may be increased or reduced
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accordingly. Requests for amendments must be submitted prior to removal of any trees
shown as preserved on an approved plan.
(4) The City Forester shall have has the authority to establish surety rates.
(j) Surety. When a reforestation plan is required, a reforestation surety must be
submitted prior to issuance of a grading permit, or building permit if no grading permit is
required, to ensure that proposed trees shown on a reforestation plan are installed as
proposed and survive through at least one full growing season lasting one year. The
reforestation surety must reflect the average market rates for providing, installing and
warranting plant materials that equal or exceed the total required reforestation caliper
inches multiplied by the average value per caliper inch of trees as determined by the
City Forester. The minimum surety amount is $1,000. The surety must be maintained at
the calculated level until one year passes from the time of tree planting and the city has
inspected the site for conformance to the plan and authorized a reduction or release.
The surety may consist of a bond, an irrevocable letter of credit, cash deposit or other
instrument which provides an equal performance guarantee to the city.
(k) Inspection and enforcement of the tree preservation plan.
(1) Field staking and pre-grading inspection. When a tree preservation plan is
required, all sites must be staked and fenced for tree preservation pursuant to the
approved tree preservation plan prior to removal of any trees and prior to issuance of a
grading permit, or prior to commencement of any grading operations if no grading
permit is required, or prior to issuance of a building permit if no grading operations are
required. A copy of the approved tree preservation plan must be submitted with an
application for a grading permit or with an application for a building permit if no grading
permit is required. Upon staking of the site and installation of the tree protection fencing,
but prior to issuance of any permits or commencement of any grading operations, the
subdivider must contact the City Forester to schedule an inspection of the staking and
fence installation on the site. No permits may be issued, nor may any grading or
grubbing operations commence without first receiving authorization by the City Forester.
Tree protection fencing must remain in place until after the permanent certificate of
occupancy is issued for the building on the site.
(2) Post grading inspection. Upon completion of the preliminary site grading
operations, but prior to any further issuance of permits upon the site, the subdivider (or
builder if different than the subdivider) must contact the City Forester to schedule a
second inspection of the site to verify the preservation of trees as shown on the
approved tree preservation plan.
(3) Final inspection. Prior to issuance of a certificate of occupancy, the subdivider
(or builder if different than the subdivider) must contact the City Forester to schedule a
final tree preservation inspection to verify the preservation of significant trees and the
planting of any reforestation trees as shown on the approved tree preservation plan.
(l) Violations. Violation of any provision of this section shall be is a misdemeanor.
Provisions of this section may be enforced by injunction or other appropriate civil
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remedy. In the case of a violation of the provisions of this section, additional permits or
certificates of occupancy must not be issued for the lot or lots that have violations until
the violation is mitigated through reforestation or other appropriate measures.

§ 19.52 21.301.15 LANDSCAPING AND SCREENING.
(a) Purpose
(1) Add visual interest to open spaces and blank facades;
(2) Soften dominant building mass;
(3) Provide definition for public walkways and open space areas;
(4) Ensure significant tree canopy shading to reduce glare and heat build-up;
(5) Improve the visual quality and continuity within and between developments;
(6) Provide screening and mitigation of potential conflicts between activity areas
and more passive areas;
(7) Protect and improve property values;
(8) Improve air quality and provide a buffer from air and noise pollution;
(9) Ensure safe and aesthetic treatment of ponding areas;
(10) Enhance the overall aesthetic conditions within the city;
(11) Limit sight line obstructions and drainage conflicts;
(12) Reduce the potential for criminal and illegal activities; and
(13) Prevent conflicts with utilities.
(b) Landscape plans.
(1) Except for single family uses, a landscape plan must be submitted:
(A) With any application for new development;
(B) With any application for additions or modifications to existing development
that physically impacts existing landscaping or screening; or
(C) When changes are made to an existing landscaping or screening plan on file
with the city.
(2) Landscape plans must be reviewed and approved by the Planning Manager or
designee.
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(3) Landscape plans must include information on existing and proposed
landscaping and screening in accordance with the Planning Manager’s Landscaping
and Screening Policies and Procedures and landscape designers are encouraged to
review and follow the policy recommendations therein.
(c) Landscaping standards.
(1) Soil surface stabilization. All disturbed areas outside of designated planting
beds must be permanently stabilized with an established plant or xeriscaping soil cover.
Unstabilized soil surfaces (bare ground, dirt piles and the like) are allowed only when
required by a construction project operating under a valid permit if a permit is required.
Soil surface stabilization must be completed in conjunction with the construction project
within the timeline specified in § 15.201 of this code.
(2) Minimum number of trees and shrubs. Excluding exceptions specified below in
subsection (c)(2)(E) below, development must at a minimum provide the following
numbers of trees and shrubs:
(A) One tree per 2,500 square feet of developable landscaping area; and
(B) One shrub per 1,000 square feet of developable landscaping area.
(i) Up to 50% of the required shrubs may be perennial plants.
(ii) Four perennial plants equal one shrub.
(C) DEVELOPABLE LANDSCAPING AREA is defined as the total area of a
development site or phase minus the portion of that area within:
(i) A natural water body;
(ii) A protected wetland;
(iii) A permanent significant natural wooded area; and/or
(iv) A scenic easement.
(D) Existing healthy deciduous trees greater than four caliper inches or existing
healthy evergreen trees greater than six feet in height that are located within the
developable landscaping area and are not identified on the city’s prohibited plant
species list (see § 18.03) may be credited toward the minimum required trees on a site.
(E) Exceptions:
(i)
(i)(ii)

Single- and two-family dwellings;
Two-family dwellings subject to the standards in Section 21.302.04;

(ii) In mixed use districts (B-4, C-5, LX) the number of trees and shrubs
required in this section may be reduced by up to 25 percent; and
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(iii) Fee in lieu of planting. If landscape planting at required levels results in
overcrowding of vegetation due to site constraints, the property owner may reduce the
number of proposed trees and/or shrubs on the site at the sole discretion of the City
Council; provided a cash fee is deposited into a city designated fund that matches the
cost differential between the planting required by this provision and the vegetation
actually planted on the site as specified in the Landscaping and Screening Policies and
Procedures document.
(3) Minimum tree size. Required trees must meet the following minimum size
standards:
(A) Overstory trees must be at least two and one-half caliper inches at planting;
(B) Single stem ornamental trees must be at least one and one-half caliper
inches at planting; and
(C) Evergreen trees and multi-stem ornamental trees must be at least six feet in
height at planting.
(4) Minimum landscape yard. An area for landscaping, kept free of parking, storage
or storm water ponds, must be provided around the perimeter of a site.
(A) Standards. Unless otherwise specified in the city code, the landscape yard
must be a minimum of 20 feet deep when adjacent to public or private streets and a
minimum of five feet deep when not adjacent to streets with the following exceptions:
(i) In the mixed use districts (B-4, C-5, LX) the landscape yard may be reduced
to a minimum of five feet provided the screening standards in subsection (d)(4) below
are met; and
(ii) Outside the B-4, C-5 and LX Zoning Districts, buildings may be located
within the landscape yard when otherwise allowed by the city code.
(B) Elements permitted in landscape yard:
(i) Rain gardens included in an approved landscape plan;
(ii) Sidewalks, bus shelters and entrance drives; and
(iii) Buildings when otherwise allowed by the city code.
(5) Native Prairie and Long Grasses. These plants are allowed as specified in Chapter
10, Article VI Weeds and Brush.
(6) Streetscape. In areas where a district or street specific streetscape plan has been
adopted by the City Council, development must provide streetscape plantings as set
forth in the district or street specific streetscape plan. Streetscape plantings located
within the property lines of the site may be credited toward the required number of trees
and shrubs. Streetscape plantings in the public right-of-way shall must not be credited
toward the required number of trees and shrubs. Landscaping placed or removed in the
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public right-of-way must receive city approvals for right-of-way plantings (see § 18.07)
and must conform with city right-of-way planting policies.
(6) Parking island trees. A minimum of one deciduous tree must be provided per
parking lot island, with the following exceptions:
(A) No trees are required in parking islands used for storm water management
purposes;
(B) No trees are required in parking islands within structured parking facilities;
and
(C) No trees are required in parking lots with 50 or fewer spaces.
(d) Screening standards.
(1) Perimeter screening designed to buffer incompatible uses. Perimeter screening
designed to buffer incompatible uses is required:
(A) Along any off-street parking area containing over six parking spaces that lies
within 30 feet of an abutting site that is residentially used and either residentially zoned
or guided;
(B) Along any driveway to an off-street parking area containing over six parking
spaces when the driveway is within 15 feet of an abutting site that is residentially used
and either residentially zoned or guided;
(C) On industrial sites, along any property line that directly abuts a site that is
residentially used and either residentially zoned or guided and along any side or rear
property line that faces across a street a site that is residentially used and either
residentially zoned or guided;
(D) Around outdoor merchandise, materials and equipment stored, kept or
displayed with the following exceptions:
(i) In the General Industry (I-3) Zoning District, no perimeter screening is
required around outdoor merchandise, materials and equipment except when required
through a condition of approval or abutting or across the street from a site that is
residentially used and either residentially zoned or guided;
(ii) In the Limited Industry (I-2) Zoning District, no perimeter screening is
required around outdoor merchandise, materials and equipment when open storage has
been approved as a principal use except when required through a condition of approval
or abutting or across the street from a site that is residentially used and either
residentially zoned or guided;
(iii) No perimeter screening is required around materials and equipment being
used for construction occurring on the site;
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(iv) No perimeter screening is required around merchandise displayed for sale
on convenience facility with fuel sales pump islands; and
(v) No perimeter screening is required around merchandise displayed for sale
when otherwise allowed by the city code and located in an area approved for such use
on the site plan.
(E) Where required by the City Council through a condition of approval; and
(F) On institutional use sites, along any property line that directly abuts a site that
is used for single-family residential uses and either zoned or guided for single-family
residential use, except that the approving body may waive the perimeter screening
requirement where all property owners along the abutting property line or lines sign an
affidavit agreeing to exempt the property from the perimeter screening requirement.
(2) Perimeter screening standards.
(A) Perimeter screening must be a minimum of five feet in height above grade.
(B) Perimeter screening (see Figure 19.52 21.301.15(a) below) must consist of:
(i) An architecturally compatible opaque wall or opaque fence;
(ii) A berm;
(iii) Two staggered rows of evergreen trees with trees in each row spaced at a
maximum of 12 feet; or
(iv) A combination of the above.
Figure 19.52 21.301.15 (a)
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(3) Parking lot screening. Parking lot screening designed to reduce the visual
impact of surface parking lots; mitigate glare from headlights; improve the aesthetic
quality of the area for users of the site, adjacent sites, roadways and sidewalks; and
define the perimeter of the parking lot is required:
(A) Between those portions of an off-street parking area containing five or more
parking spaces and a public street where the separation between the parking area and
public street is 40 feet or less; and
(B) Where required by the City Council through a condition of approval.
(C) Parking lot screening requirements may be waived in circumstances where
perimeter screening is provided or where the elevation of the parking area relative to the
elevation of the street and sidewalk would make the screening ineffectual as determined
by the Planning Manager.
(4) Parking lot screening standards.
(A) Parking lot screening must be placed where it will most effectively screen the
perimeter of the parking lot to be screened.
(B) Parking lot screening must be a minimum of three feet and a maximum of
four feet in height as measured from the adjacent finished surface of the parking area.
When shrubs are used to provide the screen, such shrubs must be at least two feet tall
at planting and anticipated to grow to at least three feet tall at maturity.
(C) Parking lot screening (see Figure 19.52 21.301.15 (b) below) must consist of:
(i) A compact hedge of evergreen or densely twigged deciduous shrubs spaced
to ensure closure into a solid hedge at maturity;
(ii) Perennial plants, including grasses, that form a continuous visual screen;
(iii) An architecturally compatible wall or fence;
(iv) A berm; or
(v) A combination of the above.
(vi) Overstory trees, transit shelters, benches, bicycle racks and similar
features may be integrated as a part of the screen.
Figure 19.52 21.301.15 (b)
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(e) Special design features. The city allows and encourages use of xeriscaping, rain
gardens, lakescaping, native prairie and long grasses in appropriate locations. Use of
these materials is further discussed in the Planning Manager’s Landscaping and
Screening Policies and Procedures document.
(f) Restrictions. The following restrictions on landscaping and screening apply to
protect the public health, safety and welfare.
(1) Public easements. Landowners are advised that landscaping features placed in
a public easement may be removed without compensation if it is necessary to install,
replace or maintain a public utility, sidewalk or drainage way within the easement.
Trees, irrigation lines, berms, walls or fences must not be placed in a public easement
where public improvements are located without the written approval of the Director of
Public Works.
(2) Scenic easements. No earth moving, construction of improvements, planting of
new vegetation or removal of existing vegetation shall may take place within scenic
easements held by the city unless authorized by the city in accordance with the
easement.
(3) Clear view triangle. Landscaping and screening must not interfere with the clear
view triangle as specified in §§ 17.31 and 17.32.
(4) Crime prevention through environmental design (CPTED). In support of CPTED
principles designed to reduce the fear and incidence of crime and to improve the quality
of life, landscaping must support the objectives of natural surveillance, territorial
reinforcement, access control and maintenance. These CPTED objectives are further
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discussed in the Planning Manager’s Landscaping and Screening Policies and
Procedures document.
(5) Fire hydrant and utility clear zone. The area three feet in radius around all fire
hydrants, fire hose connections and utility boxes must be kept free of any trees, shrubs
or other landscaping feature that could impede access to or use of the hydrant, fire hose
connection or utility box.
(g) Authority of Planning Manager. The Planning Manager shall have has the
authority to adopt and implement Landscaping and Screening Policies and
Procedures for the purpose of specifying landscape plan submittal requirements,
establishing surety rates and procedures, establishing landscape material costs for fees
in lieu of planting on constrained sites, and offering landscaping and screening material
and design recommendations.
(h) Maintenance.
(1) Material maintenance. The property owner must maintain all landscaping and
screening materials shown on the approved landscape plan in a manner consistent with
the intent and purpose of the plan and city code requirements. Approved landscaping
and screening materials that die, become diseased or are significantly damaged must
be replaced at the next appropriate planting period with new materials in conformance
with the approved landscape plan and applicable city code standards.
(2) Structure maintenance. Landscaping and screening structures such as fences
and walls must be maintained in good condition, free of graffiti, peeling paint, decay or
warping, must be repaired when needed and replaced periodically to maintain a
structurally sound condition.
(3) Ground cover maintenance. Ground cover must be maintained in accordance
with §§ 10.37 through 10.42 of this code.
(4) Removal. Unless a modified landscape plan is approved, landscaping and
screening materials and structures approved on a landscape plan must not be removed
except when replaced in accordance with this section.
(5) Surety. To ensure that landscaping and screening is installed as proposed and
survives through at least one full growing season lasting one year, a landscape
performance surety must be submitted prior to issuance of building permits for new
development where a landscape plan is required. The landscape surety rate and
procedures are set forth in the Planning Manager’s Landscaping and Screening Policies
and Procedures document. The surety may consist of a bond, an irrevocable letter of
credit, cash deposit or other instrument which provides an equal performance guarantee
to the city.
(i) Redevelopment compliance.
(1) Redevelopment or large addition. When either full redevelopment of a site is
proposed or an addition that would increase total floor area on a site by 25% or more, a
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landscape plan for the entire site, demonstrating compliance with the requirements of
this section, must be submitted for approval.
(2) Small addition. When an addition is proposed that would increase total floor
area on a site by less than 25%, but would physically impact existing landscaping, a
modified landscape plan for the portion of the site affected by the addition,
demonstrating compliance with the requirements of this section, must be submitted for
approval.
(3) Reserved.
(4) Additional requirements. Additional requirements for nonconformities are set
forth in § 21.504 of this code.
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Proposed Changes:

Added Text

city of bloomington, minnesota

Deleted Text
LANDSCAPING AND SCREENING POLICIES
AND PROCEDURES

The following policies and procedures, which supplement landscaping and screening standards in Section 19.52 of
the Bloomington City Code, set forward landscape plan submittal requirements, establish landscape bond rates and
procedures, and offer material and design recommendations. In the event of a conflict between the policies and
procedures and the City Code, the provisions of the City Code shall prevail.
LANDSCAPING AND SCREENING PLAN SUBMITTAL REQUIREMENTS
When a landscape plan is required by City Code Section 19.52 (b) (1), the following information must be included:
A. General Project Information.
1. Name of project, owner and developer
2. Street address of project
3. Name, address, phone number of plan preparer and, if applicable, Minnesota license/certification number
of the Landscape Architect or Certified Nursery and Landscape Professional (CNLP)
4. The square feet of “Developable Landscaping Area” (see City Code Section 19.52 (c) (2))
5. The number of retained existing trees for which credit is requested (see City Code Section 19.52 (c) (2) (D))
6. The total number of trees and shrubs required (see City Code Section 19.52 (c) (2)) and provided
7. A design narrative that includes text and/or graphics that provide detail on the design concept employed
and key features of the landscaping design. The narrative should address but not be limited to the
relationship of the pattern and species of plants to buildings and other structures on the site, the relationship
of the proposed design with surrounding properties, a description of special purpose plantings such as
screening, erosion control, etc., and methods of attaining year-round seasonal interest.
8. The anticipated schedule for installation of landscaping features.
B. Plan Features.
1. Scale (not less than one inch = 30 feet) and north arrow
2. Locations of existing and proposed buildings and all other structures
3. Location and height of lighting fixtures
4. Above and below ground utilities and easements
5. All existing and proposed property lines
6. Parking, driveways and sidewalks
7. Locations of existing and planned widened right-of-way lines plus curb lines
8. Location, height and materials of any screening
9. Locations of exterior special use areas, trash enclosures and any outside storage areas
10. Final grades with contour lines at no less than two foot intervals
11. Location, identification and sizes of existing trees, shrubs and other vegetation that are to be retained as part
of the landscaping
12. Proposed and retained existing plant material labeled and shown on the plan at the normal mature spread
for this hardiness zone or existing spread if already mature
13. Irrigation system plan, if appropriate
14. Typical sections and details of fences, walls, planter boxes, and landscaped islands
15. Location, width and height of all earth berms and retaining walls
16. Areas planned for snow storage
17. Portions of the site not counted as “Developable Landscaping Area” (see City Code Section 19.52 (c) (2))
18. Soil mix and depth for parking lot islands
19. Seed mixes for turf, long grass and native prairie areas
20. Any other existing or proposed features that relate to or affect site finish and landscaping.
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C. Planting Schedule. Provide separate planting schedules for proposed and retained existing plant material.
1. Plant key (if used)
2. Botanical and common plant names
Parking lot
should
such asschedule
trees, shrubs,
and/or
grasses.
3. Quantity
of islands
plants for
eachinclude
species.landscaping
Include separate
totals perennials
for both trees
andornamental
shrubs.
Turf
is
discouraged
in
small
parking
lot
islands
but
may
be
appropriate
in
larger
islands.
4. Sizes or height of plants at time of planting and anticipated heights and spread at maturity
5. Root
specifications
Landscaping
features in parking lot islands should have a maximum height of 3.5 feet above the adjacent
6. Any
other
relevant
information
driving surface except
for trees, which should have a minimum height of 7.5 feet above the adjacent driving
surface to the lowest branches at maturity.
LANDSCAPING
ANDshould
SCREENING
PLANarea
REVIEW
PROCESS
Parking lot islands
include an 18-inch
clear of trees,
shrubs, or perennials along each curb edge.
Irrigation systems are not required for parking lot islands, but provisions should be made for watering
Prior
to application,
theSection
City Code
(Section 19.52)
and
discuss materials.
landscaping and
vegetation
as needed. review
City Code
19.52 requirements
(h) requires replacement
of dead
landscape
screening issues with the planner assigned to the project.
Prepare a landscape plan to be submitted as part of a complete application package.
The landscape plan will be reviewed in conjunction with other required plans (site plan, utilities plan,
grading plan, etc.). There may be conditions of approval that apply specifically to the landscape plan.
Approvals will include a standard condition that the final landscape plan be approved by the Planning
Manager prior to issuance of a building permit.
After zoning approvals have been granted, prepare a final landscape plan to submit in conjunction with the
building permit application. The final landscape plan must be based on the approved development plans,
must respond to any changes made to the development plans during the approvals process and must
incorporate any conditions of approval related to landscaping. The planner assigned to the project should
discuss with the plan preparer any needed landscaping or screening modifications prior to preparation of the
final landscaping plan. Submit five sets of the landscape plan to the Planning Division.
The planner assigned to the project will review the final landscape plan and work with the applicant to
resolve any issues. Once the landscape plan is approved by the Planning Manager, two stamped, approved
landscape plans will be given to the applicant (one as part of the complete building permit field set and one
for the landscape contractor). One stamped, approved landscape plan will be placed in the Planning
Division’s project case file, one will be placed in a landscape plan file, and one will be attached to the City’s
copy of the complete building permit set. Building permits will not be issued until a final landscape plan is
approved.
For any landscaping proposed in the public right of way in conjunction with an adopted City streetscape
plan, apply for appropriate right of way permits through the Public Works Department.

LANDSCAPE SURETY AMOUNT AND PROCEDURES
The City Code requires a landscape surety to be submitted prior to issuance of building permits (see City Code
Section 19.52 (h) (5)). The purpose of the surety is to ensure that landscaping and screening is installed as proposed
and survives through at least one full growing season. The typical amount of the surety is determined by
multiplying the Developable Landscaping Area (see City Code Section 19.52 (c) (2) (C) for a definition) by the
current Landscape Surety Rate. The Landscape Surety Rate, which reflects average market rates for
providing, installing and warranting typical landscaping and screening materials in Bloomington, is currently
$0.50/square foot of Developable Landscaping Area. The surety must use the City’s standard wording (see
attached model).
The Planning Manager may reduce the required surety amount for smaller development projects that are not
required to install a significant amount of plant material, as required by Code. The reduced surety amount must be a
minimum of 125% of the estimated cost of the required landscape material, including installation, as determined by a
professional landscape contractor. The cost estimate submitted by the contractor must be reviewed by the City for
accuracy. The Planning Manager has the sole discretion to determine whether a reduced surety amount is acceptable
based on the scope of the project.
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Continued: Landscape Surety Amounts and Procedures
Once the landscaping and screening has been in place through one full growing season, staff will review the
Parking
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perennials
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on site.
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Landscaping
in parkingand
lot islands
have a maximum
heightissues.
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be released. If landscaping and screening issues are not resolved, the surety may be called and the proceeds used
Parkingoflotapproved
islands should
includeand
an screening
18-inch area
clear of trees, shrubs, or perennials along each curb edge.
for installation
landscaping
materials.
Irrigation systems are not required for parking lot islands, but provisions should be made for watering
vegetation as needed. City Code Section 19.52 (h) requires replacement of dead landscape materials.
GENERAL GUIDELINES FOR THE PREPARATION AND REVIEW OF LANDSCAPE
PLANS
The following guidelines are intended to assist in the plan preparation and review process, both by the project
designer and by City staff in conducting plan reviews:
Planting plans should consider the location of underground utilities, particularly water, sewer and storm
sewer lines. Trees should generally not be placed in utility easements.
Planting areas should be large enough for specified plantings in order to avoid overhang problems.
Plantings adjacent to sidewalks need to be located such that they don’t obstruct pedestrian movement or
sidewalk maintenance.
Planting locations should be coordinated with the location of irrigation controls, utility boxes, electrical
hand holes, and similar obstructions. Where possible, locate such above ground obstructions in planting
beds rather than turf areas in order to avoid trip points.
Accommodate vehicle overhang (2½ - 3 feet) in the placement of plants around parking areas.
Coordinate planting plans with lighting plans to avoid conflicts.
Maintain adequate vehicular and pedestrian sight lines. Shrub and perennial plantings should be maintained
below driver eye level. Massed tree plantings should not obstruct sight lines nor interfere with required clear
sight triangles (see City Code Section 17.31).
Accommodate adequate snow storage for areas that will be cleared. Avoid planting shrubs and trees in snow
storage areas. Instead, perennials and Grasses may be suitable for these areas.
Select plant materials based on site conditions. Consider susceptibility to salt damage, drought tolerance,
shade tolerance, soil types, winter wind exposure, moisture tolerance, etc.

LANDSCAPING AND SCREENING DESIGN RECOMMENDATIONS
Along the Site Perimeter

Landscaping should add visual interest.
Landscaping should contribute to visual quality and continuity within and between sites.
Landscaping should provide a transitional area between different uses and help define the property
boundary.
Limit evergreens to 25 percent of trees provided.
Limit ornamental trees to 25 percent of trees provided.
Within the Parking Lot

Landscaping should visually break up large areas of paving.
Landscaping should provide shade in the summer months.
Landscaping should help define the parking area.
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Continued: Recommendation Within the Parking Lot

Parking lot islands should include landscaping such as trees, shrubs, perennials and/or ornamental grasses.
Turf is discouraged in small parking lot islands but may be appropriate in larger islands.
Landscaping features in parking lot islands should have a maximum height of 3.5 feet above the adjacent
driving surface except for trees, which should have a minimum height of 7.5 feet above the adjacent driving
surface to the lowest branches at maturity.
Parking lot islands should include an 18-inch area clear of trees, shrubs, or perennials along each curb edge.
Irrigation systems are not required for parking lot islands, but provisions should be made for watering
vegetation as needed. City Code Section 19.52 (h) requires replacement of dead landscape materials.
Soil for parking lot islands should be composed of a 1:1:1 mix of soil, compost and sand. The existing soil
should be excavated to a minimum depth of two feet and be replaced with the approved soils mix.
Adjacent to the Building

Landscaping should visually break up the mass of structures.
Landscaping should provide shade in the summer months, such as large deciduous trees planted on the
west, east , and southwest sides of buildings.
Landscaping should provide windbreaks, such as evergreens planted to the north and northwest of buildings.
Landscaping should help define building entrances while not interfering with lighting and CPTED
objectives (see below)
The recommended separation between a tree and building is 12 feet for ornamental trees, 15 feet for over
story trees and 20 feet for evergreen trees.
Fifty percent of the frontage of a building facing a public street should be landscaped with foundation
plantings.
Crime Prevention Through Environmental Design (CPTED)

Natural Surveillance. Landscaping should encourage easy observation of surroundings from buildings and
sidewalks, thereby placing more “eyes on the street”, a phenomenon that can reduce criminal activity.
Landscaping should not obstruct views from doors, windows and sidewalks, should encourage outdoor
activity by helping to make walkways pedestrian friendly, and should not obscure appropriate nighttime
lighting.
Territorial Reinforcement. Landscaping design and placement should help to convey a sense of territorial
control so that potential offenders, perceiving this control, may be discouraged. This concept includes
features that define property lines and distinguish private spaces from public spaces using landscape
plantings, pavement designs, gateway treatments, signage, and open fences.
Natural Access Control. Landscaping features should be used, where appropriate, to assist in controlling
access to potential crime targets and in creating a perception of risk for offenders. Landscaping should help
to clearly indicate public routes and discourage access to private areas.
Maintenance. Landscaping should be well maintained in accordance with its intended purpose. Deterioration
and blight indicate less concern and control by the intended users of a site and indicate a greater tolerance of
disorder. Proper maintenance prevents reduced visibility due to plant overgrowth and obstructed or
inoperative lighting, while serving as an additional expression of territoriality and ownership. Inappropriate
maintenance, such as over pruning shrubs, can prevent landscape elements from achieving desired CPTED
effects. Communication of design intent to maintenance staff is especially important for CPTED related
ideas to be effective.
Avoid Entrapment Areas. Landscaping should be placed in a manner that avoids the creation of entrapment
areas.
Miscellaneous

Berms. Berms should have a minimum crown width of two feet and should be planted with vegetation. The
height, slope, and area of the berm should be appropriate to the prevention of erosion and to facilitate safe
maintenance of the berm.
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Developable Landscaping Area. For the purpose of determining Developable Landscaping Area as discussed in
City Code Section 19.54 (c) (2) (C), site area devoted to rain gardens, stormwater management ponds and
infiltration basins must be counted toward Developable Landscaping Area.
Parking lot islands should include landscaping such as trees, shrubs, perennials and/or ornamental grasses.
Lakescaping.
A minimum
tenparking
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native
vegetation
Turf is discouraged
in small
lot islands
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mayof
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in larger
islands.should be provided
around natural water bodies and storm water management ponds for the purpose of minimizing erosion,
Landscaping features in parking lot islands should have a maximum height of 3.5 feet above the adjacent
creating a natural appearance, improving water quality and promoting wildlife habitats.
driving surface except for trees, which should have a minimum height of 7.5 feet above the adjacent driving
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grasses or planted/covered with approved ground covers.
Mulch. All plants except for turf should be mulched. Organic mulch is preferable, but mulch such as loose
stones or rocks is allowed. No impermeable material, such as black plastic, should be used over the soil in a
landscape plan.
Native prairie and long grasses. To promote water conservation, add visual interest, stabilize steep slopes and
provide wildlife habitat, the use of native prairie and long grasses is encouraged in appropriate areas.
Ornamental grasses. The use of ornamental grasses is encouraged as a way to add visual interest to a site.
Rain gardens. To assist in the efficient control and treatment of storm water as well as to promote
groundwater recharge, the use of rain gardens is encouraged.
Root Specifications. Required shrubs should be moved onto the site in pots or balled and burlapped. Required
trees should be moved onto the site in pots, balled and burlapped or with a tree spade. Other plants may be
moved on to the site in any of the above listed methods or may be bare root.
Species Diversity. Landscape plans should promote species diversity within a site and between neighboring
sites.
Xeriscaping. To promote water conservation, xeriscaping design strategies are encouraged, including using
decorative rock as ground cover, limiting turf areas, selecting low-water-use plants, designing efficient
irrigation systems and using mulch.

LANDSCAPING AND SCREENING MATERIALS RECOMMENDATIONS
It is in the interest of the City of Bloomington and private land owners to install landscaping that is suitable for its
given environment. Placing appropriate plant materials in appropriate locations minimizes both ongoing
maintenance and plant mortality. The following lists of plant materials are offered as guides in the selection of
plants for specific situations. The plants contained in these lists have been compiled from a variety of industry
sources and references. In including general species and/or specific plants on these lists, the City of Bloomington
offers no guarantee as to their actual hardiness or suitability.
Trees Placed Near Streets

Acer platanoides and cultivars
Acer rubrum
Acer saccharum
Celtis occidentails
Ginko biloba (male trees)
Gleditisia triacanthos and cultivars
Malus species
Ostrya virginiana
Quercus bicolor
Tilia americana and cultivars
Tilia cordata and cultivars

Norway Maple
Red Maple
Sugar Maple
Hackberry
Ginko
Honeylocust
Crabapple (cultivars suitable for street use)
Ironwood
Swamp White Oak
American Linden
Littleleaf Linden
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Salt Tolerant Trees and Shrubs - Moderately Tolerant (MT) to Tolerant (T)

Parking lot islands should include landscaping such as trees, shrubs, perennials and/or ornamental grasses.
Evergreens:
Turf
discouraged
Abiesisspecies
(MT) in small parking lot islands but mayFirbe appropriate in larger islands.
Landscaping
features
a maximum height of 3.5 feet above the adjacent
Juniperus
species
(MT)in parking lot islands should haveJuniper
driving
surface
except(T)for trees, which should have a minimum
height
of 7.5 feet above the adjacent driving
Picea
glauca
densata
Black Hills
Spruce
surface
to the lowest
Picea
pungens
(T) branches at maturity.
Colorado Spruce
Pinus
nigra
(T)
Parking
lot islands
should include an 18-inch area clearAustrian
of trees,Pine
shrubs, or perennials along each curb edge.
Thuja
occidentalis
species
(MT)
Arborvitae
Irrigation systems are not required for parking lot islands, but provisions should be made for watering
vegetation as needed. City Code Section 19.52 (h) requires replacement of dead landscape materials.
Deciduous Trees:
Acer ginnala and cultivars (MT)
Amur Maple
Acer platanoides (T)
Norway Maple
Amelanchier species (T)
Serviceberry
Betula species (MT)
Birch
Celtis occidentalis (MT)
Hackberry
Crataegus species (MT)
Hawthorn
Ginko biloba (T)
Ginko
Gleditsia triacanthos
Honeylocust
Gymnocladus diocia (T)
Kentucky Coffeetree
Ostrya virginiana (MT)
Ironwood
Populus tremuloides and cultivars (MT)
Aspen
Rubinia pseudocacia (T)
Black Locust
Salix species (MT)
Willow
Ulmus species (MT)
Elm
Deciduous Shrubs:
Amelanchier species (MT)
Aronia melanocarpa species (T)
Cotoneaster species (T)
Forsythia species (MT)
Hamamelis virginiana (MT)
Hydrangea species (T)
Ilex verticillata cultivars (MT)
Lonicera species (MT)
Philadelphus species (MT)
Potentilla fruiticosa (T)
Prunus cistena (T)
Ribes alpinum (T)
Syringa vulgaris species (MT)
Tamarix ramosissima (T)
Weigela florida cultivars (MT)
Sambucus canadensis (T)

Serviceberry
Chokeberry
Cotoneaster
Forsythia
Witchhazel
Hydrangea
Winterberry
Honeysuckle
Mockorange
Potentilla
Purpleleaf Cherry
Currant
Lilac
Tamarisk
Weigela
Common Elderberry
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Trees and Shrubs for Parking Lot Areas

Parking lot islands should include landscaping such as trees, shrubs, perennials and/or ornamental grasses.
Trees:
Turf
discouraged in small parking lot islands but mayAmur
be appropriate
in larger islands.
Acer is
Ginnala
Maple
Landscaping
features
in parking lot islands should haveDeborah
a maximum
height Maple
of 3.5 feet above the adjacent
Acer
platanoides
‘Deborah’
Schwedler
driving
surface except
height Maple
of 7.5 feet above the adjacent driving
Acer
plataniodes
‘Pond’for trees, which should have a minimum
Emerald Lustre
surface
to
the
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at
maturity.
Celtis occidentalis
Hackberry
Parking lot species
islands should include an 18-inch area clearThornless
of trees, shrubs,
or perennials along each curb edge.
Crataegeus
Hawthorn
Gymnoclasus
diocia
Kentucky
Coffeetree
Irrigation systems are not required for parking lot islands, but provisions should be made for watering
Gleditsia
Honeylocust
vegetationtriacanthos
as needed. City Code Section 19.52 (h) requires
replacement of dead landscape materials.
Maackia amurensis
Amur Maackia
Malus species
Crabapple
Phellodendron sachalinense ‘His Majesty’
Amur Corktree
Populus tremuloides
Quaking Aspen
Quercus bicolor
Swamp White Oak
Syringa reticulate
Japanese Tree Lilac
Tilia species
Linden
Ulmus species
Elm
Shrubs:
Acer ginnala
Lonicera xylosteum ‘Claveyi’
Rhus aromatica ‘Gro-Low”
Rosa species
Spirarea species

Amur Maple
Clavey’s Dwarf Honeysuckle
Gro-Low Fragrant Sumac
Shrub Rose
Spirea

*Also consider perrenials, such as Black-eyed Susan, Coneflower, and Daylilies.
Trees and Shrubs for Screening

Trees:
Acer ginnala
Elaeagnus angustifolia
Juniperus virginiana
Malus baccata
Picea glauca densata
Picea pungens
Pinus ponderosa scopulorun
Salix pentandra
Thuja occidentalis

Amur Maple
Russian Olive
Red Cedar
Siberian Crabapple
Black Hills Spruce
Colorado Spruce
Ponderosa Pine
Laurel Willow
American Arborvitae

Shrubs:
Caragana arborescens
Cotoneaster lucidus
Forsynthia ovata
Lonicera bella
Lonicera tatarica
Physocarpus opulifolius
Prunus virginiana ‘Schubert’
Syringa chinensis
Syringa vulgaris
Viburnum dentatum

Siberian Peashrub
Hedge Cotoneaster
Early Forsynthia
Belle Honeysuckle
Tatarian Honeysuckle
Common Ninebark
Chokecherry
Chinese Lilac
Common Lilac
Arrowwood
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Rain Garden Trees and Shrubs

Trees:
Shrubs:
Serviceberry
Parking lot islands should include landscaping Black
such asChokeberry
trees, shrubs, perennials and/or ornamental grasses.
See University of Minnesota
Turf Chokecherry
is discouraged in small parking lot islandsDogwood
but may bespecies
appropriate in larger islands.
American
Hazelnut
Snowberry
Landscaping features in parking lot islands should have a maximum height of 3.5 Extension
feet above for
the perennials
adjacent and
additional
information.
Nannyberry
Red Elderberry
driving
surface except for trees, which should have
a minimum height of 7.5 feet above
the adjacent
driving
Tamarack
Highbush Cranberry
surface
to the lowest branches at maturity.
Downy
Parking lot islands should include an 18-inch area
clearArrowwood
of trees, shrubs, or perennials along each curb edge.
Pollinator
Trees are
and
Irrigation systems
notShrubs
required for parking lot islands, but provisions should be made for watering
vegetation as needed. City Code Section 19.52 (h) requires replacement of dead landscape materials.
Spring:
Summer:
Fall:
Basswood
Dogwood species
see perennial pollinator
Black Chokeberry
New Jersey Tea
species recommendations
Dogwood species
Ninebark
provided by the
Elderberry
Raspberries/Blackberries
Minnesota Board of
Lowbush Blueberry
Smooth Sumac
Water and Soil Resources
Nannyberry
Smooth Wild Rose
Red Maple
Snowberry
Willow species
Additional Trees for Environmental Value and Hardiness

Aesculus glabra
Betula nigra
Carpinus betulus
Carpinus caroliniana
Carya ovata
Catalpa speciosa
Celtis occidentalis
Cercis canadensis
Cladrastic kentuckea
Juglans nigra
Larix laricina
Liriodendron tulipifera
Pinus strobus
Prunus serotina
Quercus alba
Quercus macrocarpa
Quercus rubra
Tilia americana

Ohio Buckeye
River Birch
European Hornbeam
Blue Beech
Shagbark Hickory
Northern Catalpa
Hackberry
Eastern Redbud ‘Minnesota Strain’
American Yellowwood
Black Walnut
Tamarack
Tulip Tree
White Pine
Black Cherry
White Oak
Bur Oak
Red Oak
Basswood

Prohibited Trees

Ginkgo biloba
Acer negundo
Populus deltoides
Populus nigra italica
Rhamnus Cathartica
Rhamnus Frangula
Fraxinus

Ginkgo (maidenhair tree female only)
Boxelder (ash-leaved maple)
Eastern cottonwood
Lombardy poplar
Buckthorn (common or European)
Buckthorn (glossy, including all cultivars)
Ash (all species, varieties and cultivars)

See the State’s Prohibited, Controlled, and Specially Regulated species:
https://www.mda.state.mn.us/plants-insects/minnesota-noxious-weed-list

Last Updated March 2021
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3.1 Update to City Landscaping Ordinance and Policies
Shawn James, Bloomington Planner, presented a zoning and policies landscape update including
background information, the ordinance cleanup items, and the policy document updates. Next steps
including returning to the Sustainability Commission in March for formal recommendation, then to
Planning Commission, and finally the City Council in mid-April.
Commission discussion:
Commissioner Erdmann noted the changes look great. There are possibly some more trees that
could be considered for removal. He will review the list in depth and provide notes.
Commissioner Strommen asked planning staff to consider the buffers around parking lots and
landscaping like that from a walkability and transit perspective.
Commissioner Bouta recommended putting the species list into a matrix to have one list of
trees, shrubs, etc. He would also like to see the prairie part of the weed and brush ordinance in
the landscape portion instead to see it through a different lens. Planner James agreed and
indicated that it would be part of a bigger update.
Commissioner Lowman asked how Bloomington’s’ list of vegetation and trees compares to
surrounding communities. James responded that some communities do not have a prohibited
tees list and refer to the state list, while others match ours fairly closely.
Commissioner Sandry commented about issues with cottonwood trees. James said that they are
really not common in landscaping and that they might consider only allowing them in parks
and open spaces.
3.2 Comments on Proposed Rules for Adopting Clean Vehicle Emissions Standards
The Commission was requested to review the letter and approve for finalization.
Commission discussion:
Commissioner Bouta asked if this would come through the Commission or if the Council
would comment and submit. Due to a tight timeline, the Commission was asked to review and
approve submittal.
Per Commissioner Lowman’s request, Deputy Director Biales will share the letter with Council
in One Weekly if they want to comment in the future.
Commissioner Lowman was curious about what other members think about the environmental
justice piece and how it will impact folks. Commissioner Strommen indicated an
understanding that this only applies to new car sales. Commissioner White added that she has
heard that long-term there are concerns that not everyone has access to infrastructure for this,
but that the benefits of a decrease in air pollution for those communities that have been heavily
impacted outweighs that. She was pleased to see Sustainability Commission support for this to
reduce the misinformation.
Commissioner Drummond commented that it appears aspirational.
Commissioner Hidalgo mentioned that there is an opportunity to make individual comments.
Commissioner Strommen shared a link with sample comments for this issue: https://freshenergy.org/clean-cars-comment/.
Commissioner White motioned to approve sending the letter to the Administrative Law Judge;
Commissioner Bouta seconded. Motion passed unanimously.
4.

STRATEGIC ITEMS UPDATE
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Planning Commission Item

Originator

Item

Community Development

Update on the CNU Portland Legacy Project

Agenda Section

Date

Item 4

March 25, 2021

Requested Action:

Informational only; no action required.
Staff requests Planning Commission comments on the goals and initial ideas presented regarding the
Portland Legacy Project.

Description:

The Portland Legacy Project is a partnership between the cities of Bloomington and Richfield to participate in the
2020 Congress for New Urbanism (CNU) "Legacy Project". The area around the Portland Avenue and I-494
interchange was selected and CNU paired us with a national urban design firm - TSW Architects and Planners out
of Atlanta and Toole Design Group - to provide technical and design expertise and suggest implementable
strategies the cities can pursue to enhance or revitalize the area.
CNU Legacy Projects are typically centered around a community design workshop. A four-day workshop was
scheduled for late March 2020. Unfortunately, the COVID-19 pandemic forced postponement. To revive and bring
this project to fruition, the cities and design team decided to proceed using virtual methods. A virtual community
meeting was held via Zoom on February 24th
and an interactive online platform was create where community members can post comments and take surveys.
This platform will remain open from February 24 to March 24 and can be accessed, along with a recording of the
virtual community meeting, on the project website: blm.mn/plan/portland-legacy. The attached staff report and
graphics provide more information about the project.

Attachments:

Staff Report - Portland Legacy update
Portland Legacy draft images
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GENERAL INFORMATION
Applicant:

City of Bloomington

Request:

Informational Update – CNU Portland Legacy Project

CHRONOLOGY
Community Meeting:

02/24/2021 – virtual community input meeting

STAFF CONTACT
Julie Farnham, Senior Planner
952-563-4739
jfarnham@bloomingtonmn.gov
BACKGROUND
In 2020, in conjunction with their national conference planned to be held in the Twin Cities, the Congress
for New Urbanism (CNU) selected the area around the Portland Avenue and I-494 interchange for a
“Legacy Project” involving a partnership between the cities of Richfield and Bloomington. Legacy
Projects are typically centered around a four-day community design workshop with an emphasis on faceto-face community participation. The CNU Legacy Projects pair a community with a national urban
design firm who provides technical and design expertise and identifies implementable strategies the
community can pursue to enhance or revitalize an area.
The design team of TSW Architects and Planners out of Atlanta and Toole Design Group, was selected to
assist on the Portland Legacy Project. Members of the design team conducted a reconnaissance trip in
December 2019 during which several meetings were held with staff from the two cities and with key
agencies, including: MnDOT, Metro Transit, and Hennepin County. This trip gave the design team a
strong foundation for understanding local issues, opportunities, and challenges.
A four-day community design workshop was scheduled for late March 2020. Unfortunately, the COVID19 pandemic forced postponement of the 2020 Portland Legacy Project activities. To revive and bring
this project to fruition, the cities and design team decided to proceed using virtual methods. In February
2021, virtual meetings were held with stakeholders (developers, agencies, property/business owners). A
virtual community meeting was held via Zoom on February 24th, during which, the design team presented
a project overview and preliminary ideas for enhancing this area. The community was also invited to
provide additional input using an interactive online platform, which will remain open from February 24 to
March 24. The kick-off meeting was recorded and is available for viewing on the project website:
blm.mn/plan/portland-legacy. The website also includes more information about the project and links to
the interactive maps and surveys.
OVERVIEW OF DRAFT PORTLAND LEGACY PROJECT
Some draft information regarding existing conditions and project goals and principles is included in the
attachments. A brief overview is provided below.

Report to the Planning Commission
Planning Division/Engineering Division
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Portland Legacy Project Goals and Principles:






Transform this aging commercial area into an attractive gateway serving both cities that creates a
sense of identity and better serves the area’s changing demographics and community needs.
Improve mobility for all modes of transportation and enhance connectivity between businesses
and residents on either side of I-494.
Preserve and provide affordable housing options in the area.
Define replicable and sustainable redevelopment criteria for aging suburban strip centers.
Enhance the public realm (sidewalks, streetscape, etc.) and access to area parks, open space, and
trails.

The Project Area:
The Portland Legacy Project
straddles Interstate 494,
encompassing the area within a
quarter to half mile of the I-494
and Portland Avenue
interchange. This area serves as
a major gateway to both
Bloomington and Richfield. The
focus on redevelopment is
centered along Portland Avenue
between 77th St. and American
Boulevard. However the study
area extends to Nicollet Avenue
on the west and 12th Avenue on
the east, where the primary focus
will be on enhancing walkability
and connectivity and improving
the streetscape.

Why focus on the area around Portland and I-494?
This area was identified as a good candidate for a Legacy Project because it had been identified as a high
priority redevelopment area in the Neighborhood Commercial Node study (2016) and two major
transportation projects are underway that have the potential to significantly change the area.
Revitalization: As older suburbs, both Bloomington and Richfield are taking steps to revitalize their
aging commercial areas to create attractive, vibrant places that better serve their neighborhoods and
changing demographics. The Portland Legacy Project area developed in the 1950s and 60s and many of
the buildings are old with limited access and parking. While there is a significant amount of nearby
housing, the area lacks safe, comfortable routes for pedestrians and bicyclists and lacks landscaping or
other amenities. Key objectives of the Legacy Project are to make the area more attractive, create a sense
of identity, and improve pedestrian and bicycle safety and access between businesses and residents and to
nearby parks.
Report to the Planning Commission
Planning Division/Engineering Division

03/25/21
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Coordinate with Major Transportation Projects: Two major transportation projects are planned that
will significantly affect properties and mobility in the area:




MnDOT I-494 Access Study – MnDOT is evaluating access along I-494 that will result in
substantial upgrades to the interchange at Portland Avenue and elimination of freeway access at
Nicollet and 12th Avenues. This presents a unique opportunity to improve and coordinate streetscape
and pedestrian and bicycle safety enhancements. The Portland/494 interchange is a gateway entrance
to Bloomington and Richfield and should be designed to accentuate that function.
D-Line Bus Rapid Transit (BRT) - Two D-Line transit stops are planned in the area: one on
American Boulevard just east of Portland Avenue and another at 77th Street and Portland in Richfield.
The D-Line – which is expected to begin operating in late 2022 - will travel through the heart of the
project area. There is an opportunity to improve pedestrian and bicycle access between the
surrounding neighborhood and businesses to the two planned transit stations in this area.

Draft Plan Guidance:
The Legacy Project will result in creation of a report that summarizes key opportunities and challenges in
the study area and defines a set of strategies the two cities can use to guide decisions about redevelopment
and infrastructure improvements. These will be shaped by the input received from area residents and
business/property owners, as well from various agencies (MnDOT, Metro Transit, Xcel Energy, Hennepin
County) and local developers via stakeholder meetings.
While the final plan is not the product of an extensive planning process, as is typical of our development
district plans or the recent Lyndale Avenue Retrofit, this plan, akin to a small area plan, is intended as a
tool to provide guidance for revitalizing this area. Guidance will be provided regarding:
Mobility:
 Identify routes to prioritize for pedestrian and bicycle enhancements
 Identify opportunities to enhance accessibility and safety
Design Standards:
 Streetscape and landscaping (trees, sidewalk width, lighting, etc.)
 Building design (may suggest modifications or flexibility to current code requirements)
 Street furniture (benches, trash receptacles, bike racks, etc.)
 Creative placemaking opportunities
Policies and Initiatives to offset Redevelopment Barriers:
 Proactive rezoning – note that the redevelopment focus area in Bloomington is zoned B-2, which
doesn’t allow residential uses.
 Land assembly – many of the parcels in the area are small and redevelopment may require several
adjacent lots to be assembled to create a site large enough to support a financially viable
redevelopment project.
 Remove process barriers – possible examples: expedited permit review, fee waivers.
 Fund Public Improvements – identify public projects to include in CIP and opportunities to seek
grants/partnerships.
NEXT STEPS:

Report to the Planning Commission
Planning Division/Engineering Division
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The online interactive tools are available for public comment through March 24. The consultant will
compile and incorporate community input received as they work to finalize the plan report. The design
team is scheduled to present the draft recommendations at a joint informational meeting of the Richfield
and Bloomington city council on April 21. The design team will then finalize the report by early May,
with the aim of having it complete for the 2021 CNU conference (May 19-21, 2021). Staff will present
the final report for approval at respective City Council meetings – likely in late May.
Once approved, the plan will provide high-level guidance regarding land use and zoning and public realm
improvements. Some of those may be incorporated into the 10-year Capital Improvement Plan (CIP)
and/or appear as projects on future Planning Commission annual work plans (e.g., proactive rezoning).
NOTIFICATION AND OUTREACH
A webpage was created for this project in late 2019 (link provided above). It provides background
information and links to online surveys and interactive tools (Social Pinpoint) where members of the
public can submit comments. As noted above, the online tools were open to the public from February 24
to March 24.
Updates on the project were also provided in the City’s monthly newsletter - The Briefing, and also on the
City’s social media sites (FaceBook & Twitter). Staff from the City’s Community Outreach and
Engagement (COED) Division did some outreach with area BIPOC groups and schools. In 2020, prior to
the 4-day design workshop (cancelled due to COVID-19), staff hand distributed a flyer to businesses in
the focus area to make them aware of the project and invite them to participate.
To create awareness of the virtual community meeting (Feb. 24, 2021), a postcard – in English and
Spanish - was direct mailed to 3,505 addresses in and around the larger study area. Notice of this meeting
was sent via e-mail to the 1,707 registered users of the “Planning Commission” E-Subscribe groups.
Supporting information is also posted on the City’s website.
As noted above, stakeholder meetings were held with: 1) area developers and 2) governmental agencies
(MnDOT, Metro Transit, Hennepin County, and Xcel Energy) and one-on-one meetings were offered to
all property owners in the area (one meeting requested and interview conducted).
RECOMMENDATION
Informational only; no action required. Staff requests Planning Commission comments on the goals and
initial ideas presented regarding the Portland Legacy Project.

Report to the Planning Commission
Planning Division/Engineering Division
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Site Context
• Developed in 1950s and 60s
• Characterized by aging
commercial buildings and strip
centers, surface parking lots,
and affordable rental housing
• Surrounded by established,
single-family neighborhoods
• Commercial centers provide
a variety of convenient retail,
service, and food outlets
• Highly diverse and more
economically challenged than
other areas in Bloomington and
Richfield
The Walkability & Streetscape
Enhancement Zone (1/2-mile
from Portland Avenue and
I-494) considered for broader
connectivity opportunities.
The Redevelopment Zone
is the area for design and
redevelopment criteria.
page 8
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Connectivity
• Surrounded by wellconnected, established
single-family neighborhoods
• Connectivity breaks down
due to I-494
• MetroTransit proposed
D-Line BRT Route along
American Boulevard and
Portland Avenue w/2 stops
• Proposed bike facilities
on Nicollet, Portland, and
American
• MnDOT proposed
interchange closures and
expansions
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Resources
Public places / places that
people gather.
• Five (5) places of worship
• 3 parks within the 1/2-mile
radius, (40.7 acres total)
• City of Bloomington
Maintenance Station
• Existing on-street or offstreet bike facilities that
connect the Portland
Gateway to residential areas,
but that do not connect
destinations within the
study area
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Zoning
Bloomington
• Complicated zoning ordinance
with multiple references
• Sites in the Redevelopment
Zone are “B-2 General
Commercial,” which does not
allow residential (see right).

B-2 General Commercial
• Locations for retail and commercial
uses, including auto-oriented uses
• No residential uses permitted
• Not much flexibility for a variety of uses
permitted by-right.
• Single tenant spaces must not exceed
80,000 SF in total floor area
• Flexible building and parking standards

• Multiple “Freeway”
designations, which include
aging shopping centers and
some industrial land uses.
• Areas near freeway corridors
and interchanges for mediumto large-scale development.
• FD-2 is the majority of the
land.
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Zoning
Richfield
• Multiple “Mixed-Use”
designations that include
the current shopping centers
and apartment communities
• Single-Family residential
makes up the northern part
of the study area
• Sites in the Redevelopment
Zone are “MU-R Mixed-Use
Regional” (see right)

MU-R Mixed-Use Regional
• Multi-family, townhouse,
live/work units permitted
(residential up to 25% of
building area)
• Somewhat restrictive on
commercial uses to make
them more communityfocused
• Minimum 2 stories, no max
• Narrow setbacks
• Somewhat high parking
requirements
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Framework
The Framework Plan shows the
overall recommendations that meet
the goals and principles.
• Portland Redevelopment Zone is
the main focus
• The Secondary Redevelopment
Areas could potentially develop
into mixed-use nodes if the
interchanges are also changed
• Key streetscapes are improved with
bicycle and pedestrian facilities
• Affordable rental and senior
housing stock should be preserved
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