AGENDA ITEM #3

Capitol Area Architectural and Planning Board

204 Administration Building
50 Sherburne Avenue
Saint Paul, Minnesota 55155
Phone: 651.757.1500

Web: mn.gov/CAAPB
TTY: 800.627.3529

Date: August 11, 2021

To: Capitol Area Architectural and Planning Board (CAAPB)

From: Peter Musty, Principal Planner (and Administrator of the Zoning and Design Rules), CAAPB
RE: Agenda Item #3: Zoning and Design Permit Application — New Hospital

Perspective from Como Avenue (looking southwestward) (Submittal Item G-7)
Hello Board Members!

Staff are pleased to share information regarding the proposed Behavioral Health Hospital on the former
Bethesda hospital site. The following memo and attached packet have been prepared for you:

3.1 Project Summary, Drawings and FAQs page 3

3.2 Public Engagement and Community Design Review Activities page 11
3.3 (Link to) Applicant Submittal page 13
3.4 Proposed Timeline of Demolition and Construction page 14

3.5 Summary of Permitting Decisions Before the Board
w/ Suggested Resolution FOR BOARD APPROVAL page 15-16

Your pre-meeting homework includes, (please!) :

1) Read this CAAPB Staff Memo. ... summarizing the design, summary of the commitments made by
applicant, and permit approval related information. >>>
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2)

3)

4)

5)

6)

Review CAAPB Advisor’s Report on Existing Site and Building. Advisor Bjornberg, with staff support,
conducted thorough research of preservation, reuse and demolition issues, coordinated building
documentation with applicant, and collaborated with staff in conducting regular community design
reviews of the proposal. His findings (advice to the Board) are included in a summary report.

Review Applicant’s Submittal Drawings, Topical Memos, and Lists of Commitments. Visit the CAAPB
web page devoted to the project Share Your Views to see the full submission.
https://mn.gov/caapb/share-views/

View the July 21 Recorded Livestream of the project design presentation (25 min. presentation, 50
min. total): https://youtu.be/AMy5G8Vwd6s

View July 29" TPT Coverage. Mary Lahammer covered the proposed project for TPT Almanac:
https://www.tpt.org/almanac/video/new-structure-planned-for-bethesda-hospital-site-39578/

Ask Staff any Clarifying Questions. Contact CAAPB Staff if you have any questions ahead of the
meeting. For further information or questions regarding the proposed project, please contact Peter
Musty by email (peter.musty@state.mn.us) or by phone 651.757.1501.

Information Bundled with this Memo - (Homework Step #1)

Attachments Bundle #1: Submittal Information and Zoning and Design Review and Findings

A: Applicant’s Cover Letter
B: Master List of Documents in Applicant’s Full Submittal to CAAPB
C: Staff and Advisor Review and Findings: Compliance with Rules and Comprehensive Plan
Addresses the Design of Behavioral Health Hospital
D: Advisor’s Building and Site Review and Recommendations - by Michael Bjornberg
Addresses the Demolition and Disposition of Site Art and Historic Resources
E: Variance Information
e Public Notice of Variance (issued June 29, 2022)
e Variance Application Request (received June 2, 2022, completed June 27)
o Staff Review and Findings: Criteria Met

Attachments Bundle #2: Applicant’s Memos

Submittal Memo A: Art and Community Space
Landscape and Stormwater Design
Submittal Memo C: List of Mobility Commitments
Submittal Memo L: List of Sustainability Best Practices
Submittal Memo N: Historic Property Record
Submittal Memo O: Adaptive Reuse Evaluation
Submittal Memo P1:  Owner’s Memo regarding Potential of Mixed Land Use
Submittal Memo P2:  Reuse of Tower Element, Materials, and Salvage and Site Monument
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Overall Site Plan (Submittal Item G-1)

3.1 Project Summary and FAQs

Proposed: New Behavioral Health Hospital

The project will establish a new (~108,000 SF) behavioral health hospital on
the site of the former Bethesda hospital.

The project will replace (demolish completely) the 287,000 SF original 1932
hospital, its multiple additions and the glass walkway connecting to parking
ramp.

Remaining in support of the new hospital include the parking ramp, the surface
parking lot adjacent to Education Minnesota, the green space w/gazebo, and
the empty lot along Sherburne Avenue.

The front entry and patient intake, similar to the old hospital, will face east to
Capitol Boulevard, Service and loading areas will face west accessed from Park
Street.
Site (acres): 8.15 acres
Capitol Area Zoning: MX (Mixed Use) District
CCO (Central Corridor Overlay) District
Prior / Proposed Land Use: Hospital / Hospital
Partnership (Owners): Fairview Health Services | fairview.org, Acadia Healthcare | acadiahealthcare.com
Project Architect: Stengel Hill | stengelhill.com

Landscape Arch. and Civil: Crunk Engineering LLC | crunkeng.com
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What kind of hospital is being proposed? (FAQ’s posted online at mn.gov/caapb)

A new inpatient mental health hospital. Acadia is a national behavioral health services provider partnering with
Fairview and will be majority partner in ownership with Fairview. Employees of the hospital will be Acadia
employees. The applicant team shared the following:

"Fairview Health Services is partnering with Acadia Healthcare, a national leader in mental health
and addiction care, to build a new inpatient mental health hospital that will improve our ability to
meet the region’s growing mental health needs. Acadia is an experienced, best-in-class partner
who will help us continue to evolve and expand the care we deliver.

The new hospital will be built to operate 144 inpatient beds for mental
health and substance abuse disorder diagnoses.

At least 120 beds in five units for adult and geriatric patients will provide specialized care for a
range of needs, including people with more than one overlapping mental health diagnosis, those
with mood and thought disorders, and those needing general psychiatry care. The building will be
designed to accommodate future lateral expansion of 24-48 additional beds, based on capacity
and patient needs, for a future total of 168-198 beds. Plans also include step-down levels of care
as well as partial hospitalization and intensive outpatient programs.

The new state-of-the-art building will allow our teams to deliver the latest innovations in care in a
specialized, calming, and therapeutic environment. This new space, designed uniquely for patients
receiving treatment for mental illness, will support better outcomes and promote the highest level
of safety for staff and patients."

Aerial View looking southeast (Submittal Item G-4)
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Aerial View of Existing Campus (image from Applicant Submittal Item P — Adaptive Reuse Evaluation by Stengel Hill Architects)

Are there plans to partially reuse any portion of the

hospital for the new hospital? No. Will the existing hospital be
completely demolished? Yes. The original building and all of its additions,
including the enclosed elevated glass walkway to the parking ramp, will be
replaced with a new hospital. The case has been made by Fairview+Acadia
team that the existing building layout, floor to floor heights, energy
performance, air handling, size and overall condition make the current
structure obsolete in meeting the needs of a new modern mental health
facility. The specific privacy, safety and program requirements, in addition to
the levels of energy and sustainability performance desired, make a new
hospital building the only way that this array of behavioral health services
could be made possible at this site. The Fairview+Acadia team outlines these
positions in an Adaptive Reuse Evaluation and a memo addressing overall

site land use mix. CAAPB Advisor Michael Bjornberg studied these issues

closely and agrees, in his Advisor’s Building & Site Review, with

Fairview+Acadia’s conclusion that, given the owner’s vision to provide
modern inpatient mental health care at the site, a new hospital structure is
the only practical path forward.

Is the building or site designated as historically

significant? No, as outlined in Advisor Bjornberg’s summary, it is not

designated at a local, state, or national level. The building was identified in
the 1980’s as having potential for historic designation, but no further study
or nomination were pursued. The owners Fairview+Acadia have formally
expressed their intention in their not to pursue designation of any kind.

“The long-term potential of
the existing building to
continue use as a health
care facility is not viable.
This is due to the greater
floor-to-floor heights
needed for HVAC systems,
the industry’s evolution in
patient care methods and
modern accessibility
requirements. New health
care facilities have changed
dramatically since the
original 1932 building was
constructed.”

—page 7, Advisor’s Building & Site

Review and Recommendations by
Michael Bjornberg FAIA, Capitol
Area Architectural & Planning

Board Advisor
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How does the proposed building compare to the existing?

North-South Site Section/Elevation along Capitol Boulevard from Parking Ramp to Como Avenue (Submittal Item D-1)

East-West Site Section/Elevation from North Capitol Boulevard to Park Street (Submittal Item D-2)
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Existing Site Plan showing existing structures, site features and property lines

Will the private green space be protected? ves. the private
green space, often called the therapeutic garden or healing garden, is
unaffected by this project. And, due to the permitting requirements in the
Central Corridor Overlay district of the Capitol Area, the greenspace square
footage (because it is publicly accessible) contributed to achieving the
minimum requirements for building density/intensity ratios of the project (see
Site Plan sheet B-2). So, in the future, if the greenspace were to be closed to
the public, the hospital would fall out of conformance with Capitol Area

zoning rules, and so a Variance to the Rules for Zoning and Design would be required for a new use (other than
green space) to be considered and permitted by CAAPB. Image to Left: Aerial View looking southeast (Submittal Item G-4)
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Proposed Site Plan showing outlines of new building, existing building and future addition at Como Avenue and Park Street

Will there be opportunities for public art? Yes. Acadia and Fairview are committed to the
commissioning of a public art element (on-site). There are three places located in the plan, including along
Park Street, a relocation of the existing Paul Granlund sculpture (shown next page), and the introduction of a
major civic art element on axis with the Capitol, marking the site high point as the focus of the new
roundabout at the terminus of North Capitol Boulevard. Fairview+Acadia have committed to working with the
community on broader themes for new art: “Fairview and our project partner appreciate the significance and
importance of art and recognition of the history of the Capital Area and the impact of art to Minnesotans
visiting the area. For potential future phase(s) for this project, we will explore themes that relate to the larger
history of the Capitol Area and the indigenous history of the region.” Please see the Applicant’s Memo on Art

and Community Space that addresses addressing these commitments.
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Will the architectural
elements of the existing
building be salvaged or reused?

Please see the memo by the project lead
Architect addressing this question.

Reuse of the tower element will not be
pursued. Reuse and salvage of materials
is under ongoing study by project
designers. Excerpts from the submittal
include:

“The facade of the 1931 Original Hospital
contains several carved building detail
elements of note at the top of the
existing tower element.

Acadia Healthcare and Fairview Health
Services intend to work with the
demolition contractor to salvage building
detail elements of note for potential use
on site as feature elements along walking
paths. (“...Acadia and Fairview have
committed ... to salvage select portions of
the existing hospital if possible —e.g. —
brick, stone, and stone detailing — for
potential reuse as accent elements at 5-6
seating areas / bench locations along Park
Street and Como Avenue.)”

Additionally, construction of an exterior
monument narrating the legacy of the
former Bethesda Hospital in a prominent
and public location on site will be
pursued.”

— Project Architect Charles Hill.
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What will the new building look like?

Above: Perspective view from Como Avenue (looking southwestward)

Above: Capitol Boulevard Fagade (Elevational drawing showing materials looking westward)

Above: Perspective view from Capitol Boulevard (looking northwestward)
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Como Avenue Fagade (Elevational drawing showing materials looking southward)

Above: Perspective view from Como Avenue and Park Street (looking southeastward)

Park Street Fagade (Elevational drawing showing materials looking eastward)
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3.2 Public Engagement and Community Design Review Activities.

At the Board meeting, the applicant will briefly summarize their interactions with stakeholders and individual
conversations with the community during the pre-application planning from December 2021 to May 2022, and
since the formal submittal was received in June 2022.

Advisor’s Design Review Group (x4 meetings March —June 2022): Convened and facilitated by CAAPB Advisor
Michael Bjornberg with staff, many of the immediate landowners and community stakeholder groups were
invited to review the design at four different stages of development (See the timeline below). Fairview+Acadia
team members presented the latest design at each meeting, and members were encouraged to voice concerns
or ask questions. Many of the FAQ questions now online were born from these meetings. Also, the Building
Tour (May) (x3 CAAPB Members) generated important questions that were later addressed by Fairview+Acadia.

» See FAQs online.

» See Adaptive Reuse Evaluation and Land Use memos online. Aside from design changes made to the
submitted drawings, many of the memos presented in the submittal listed later in this memo and
published at “Share Your Views” page (mn.gov/caapb/share-views) are formalized answers to the most
frequently voiced questions and concerns from the Advisor’s Group.

Site Design Workshops (April (photo above) and July): There were two on-site events that were among several
trips made to the region by project designers Charles Hill and Brad Lipsey and the Fairview+Acadia project
team to meet with CAAPB reps, their agency partners such as Move Minnesota and Capitol Region Watershed
District, community groups and project stakeholders. Based on an application of the ‘Holistic Lens’ from in
Chapter 3 of 2040 Comprehensive Plan, three focus areas emerged for site planning that received great
attention and are formally addressed in the Fairview+Acadia submittal posted in “Share Your Views”
(mn.gov/caapb/share-views):

> List of Sustainability Commitments (submitted by Charles Hill, lead architect, Stengel Hill)
> List of Mobility Commitments (submitted by Charles Hill, lead architect, Stengel Hill)
» Site and Landscape Design Letter of Understanding (by Brad Lipsey, lead site designer, Crunk Engineering)

12
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Community Review of Design Submittal (June 2022 through present): There were three ways to access project
design information

> (All Summer) On line Gallery at CAAPB’s Share Your Views page.
> July 14 - Project (virtual) Presentation @ 6pm (Recording of Livestream Posted Here)
> July 21 — Community In-Person Review (Gallery of Drawings) @ CAAPB, 3-7pm

Regular Reviews with CAAPB Staff and Architectural Advisors (December 2021 through present).
Development team members including professionals from development team have met many times with
CAAPB’s Design Advisor Michael Bjornberg (as necessary and as staff has required), and have made changes to
their drawing set at several points in response to comments of Advisors and Staff. Advisor Chevalier and
Lemmon provided reviews at three stages and collaborated on a set of building and site design questions that
designers addressed.

Zoning Administrator Review for Compliance with CAAPB’s Zoning and Design Rules and the Comprehensive
Plan. (Summer 2022) The applicant met twice monthly with CAAPB staff during pre-application stages, then
increased to weekly following submittal in June, to check in regularly on a set of compliance issues, and
worked to resolve all but one regulatory issue - for which they are requesting a variance (outlined later in this
memo). CAAPB submitted four comprehensive reviews of the zoning and design issues to track engagement
activities and the working through of design and zoning issues ranging from issues such as floor area ratios and
impervious surface maximums to parking and signage location. See summary of key issues that were resolved
later in this memo.

Collaborative Reviews with Move Minnesota and Capitol Region Watershed District. The staff of Move
Minnesota and CRWD participated in on-site tours, design sessions and have subsequently reviewed the
design and operational commitments made by Fairview+Acadia.

City of Saint Paul Site Plan Review (SPR). The applicant has had two pre-application interactions with staff
from the City of Saint Paul Department of Safety and Inspections to ensure they are on track to seek permitting
for demolition, infrastructure and building permit.

Timeline of All Activities

> December 1st, 2021 — informational update Board memo and Fairview’s announcement of new vision
at CAAP Board Meeting

December 2021 — start of regular coordination meetings of Fairview+Acadia design and development
team with CAAPB staff and advisors

January 10, 2022 - informational presentation by Fairview @ Capitol Heights Block Club January meeting
February - June — development of Advisor’s Building and Site Summary

February — assembling by CAAPB Planner and Zoning Administrator of Advisor’s Design Review Group
February 15 — Fairview pre-application consultation with City of Saint Paul Department of Safety and
Inspection (Site Plan Review process)

February & March — consultations with State Historic Preservation Office

March 1 — meeting #1 of Advisor’s Design Review Group

March 8 — pre-application consultation with Capitol Region Watershed District

March 29 - meeting #2 of Advisor's Design Review Group

March/April — informational update memo for CAAPB Members (in development)

April 1 - building and site tour and site plan brainstorm with CAAPB Advisors and staff from Move
Minnesota and Capitol Region Watershed

Y

YV V V V

YV VYV VYVYY
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April 5 CAAPB Board Meeting - see board memo

April through June - further staff and applicant consultations with Capitol Region Watershed District
May 19 - meeting #3 of Advisor's Design Review Group

May 26 — Building tour with several CAAPB members

June 2 - Application submitted for CAAPPB permits

June 8 — Zoning Administrator completes ‘Completeness Review’

June 9 — CAAPB informational visit to Capitol Heights Block Club monthly meeting

June 15 - Web release of initial application documents and drawings (see below)

VVVYVYVYYVYYVYYVYY

Application Review Activities (Summer 2022)

> June 16, 2022 — CAAPB application accepted as Complete (CAAPB’s formal review timelines begin —
maximum 120 days due to zoning permit and variance)

> June 23 — CAAPB and Fairview+Acadia meeting on Sustainability commitments and Holistic Lens (See
Chapter (Principle) 3 of 2040 Comprehensive Plan).

» June — Fairview+Acadia starts application for City’s Site Plan Review and building permitting (City

infrastructure reviews at Department of Safety and Inspection are integrated during and after CAAPB

planning, zoning, site planning and building design approvals process)

June 28 - meeting #4 of Advisor's Design Review Group

June 29 — Variance Notice Published, starting formal Comment Period (Building Setback)

(July) — CAAPB Formal Advisor Review

July 14 - Project (virtual) Presentation @ 6pm (Recording of Livestream Posted Here)

July 20 — informational visit to Capitol City Townhomes (Annual Homeowner’s Association Meeting)

Fuy22 August 5 — Informational Meeting with Frogtown Neighborhood Association Staff

July 21 — Community In-Person Review (Gallery of Drawings) @ CAAPB, 3-7pm

August 24, 11am-1pm — CAAPB Board Meeting (actions considered on demolition and new building

proposal, setback variance)

YVVVYVYVYYVYYVYY

3.3 Link to Applicant
Submittal (CAAPB website)

The following documents,
posted online at
https://mn.qov/caapb/share-
views/, will be recorded with
CAAPB permit. Board
members will be notified of
any updates to this
information occurring after
this memo. The full submittal
is also listed in an attachment
to this memo.

3.4 Proposed Timeline of Demolition and Construction

Assuming orderly reviews of the site planning with all departments at the City of Saint Paul, the Fairview +
Acadia team have stated they plan to start demolition as soon as Fall 2022, with construction in 2023.
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3.5 Summary of Permitting Decisions Before the Board
Throughout the design development process, CAAPB Planner and Zoning Administrator was able to monitor

compliance with the 2040 Comprehensive Plan for the Minnesota State Capitol Area and the Zoning and
Design Rules for the Minnesota State Capitol Area.

Zoning Permits are Required for both Demolition and New Construction. A Zoning Permit must be issued for
all changes to buildings and structures in the Capitol Area. The Rules for Zoning and Design includes;

“2400.2015 Applicability and scope. No Capitol area building or structure shall be erected,
converted, enlarged, reconstructed, or altered, and no Capitol area building, structure, or land
shall be used for any purpose that is not in conformity with this chapter.”

No New Conditional Use Permit Necessary. A new Conditional Use Permit for the new hospital was not
deemed necessary as the property and building has been in continuous use as a hospital since its beginning.
CAAPB Staff concurs with Applicant’s summary statement in their cover letter: “As discussed in pre-application
meetings with CAAPB Staff, Fairview is not requesting a conditional use permit (“CUP”) for the hospital use in
the Application because inpatient hospital use is a valid nonconforming use that predates the existing CAAPB
Rules and has not been discontinued or abandoned. Therefore, under state law and the CAAPB Rules, the
nonconforming hospital use that will continue in the mental health care facility can be continued and replaced
without need for a new CUP....”

In the end, the final design coming before the board presented the need for one inclusive zoning permit and
one variance to be approved by the Board:
A) Zoning Permit for Demolition of Existing Structures and Construction of New Hospital. The Zoning
and Design Rules’ Mixed Use (MX) district:

> Staff requests that the Board consider resolution expressing support of the application.
> CAAPB Staff and Advisors support issuance of the Zoning Permit.

B) Variance for corner frontage setback. The design warrants that the Board consider approval of a site
design variance to the Zoning and Design Rules, Section 2400.2400 Frontage Map. .../Subp.7 Flexible
Frontage. The applicant proposes setting back the facade of the building (at the corner) further than is
allowed by the Rules, therefore a zoning variance has been requested. (All other proposed setbacks for
the new building along Capitol Boulevard, Como Avenue, Park Street, Charles Street and Sherburne
Avenue comply with CAAPB zoning requirements.) The variance process has been followed and
completed as required.*

» The Board must vote on the variance request.
» CAAPB Staff support approval. *

* (See Staff and Advisor Recommendation and Suggested Language of Board Action later in this memo.)

The Application Process Activities and Required Reviews are Complete. The zoning administrator and
applicant have followed all requirements of the Zoning & Design Rules, and the applicant has followed the
required zoning application process. As outlined in Zoning & Design Rules (Section 2400.3130 - Application and
review procedures.), the applicant has, with guidance of the zoning administrator, met all timelines required as
of the writing of this memo
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Timeline of Decisions. The application was received on June 17, 2022. Accordingly, CAAPB Zoning and Design

Rules requires that Zoning Administrator issues a decision on the applicant application within 120 days (for

zoning permits that include a variance request).

Suggested Board Action: Board Staff has drafted a single resolution for your consideration that includes

approval of proposed demolition of an existing structure, the approval of the design of a new building and site

improvements, and a variance to the frontage setback regulation:

FOR BOARD APPROVAL

“The Capitol Area Architectural & Planning Board
(CAAPB) approves the granting of permitting by the
Zoning Administrator of the Capitol Area Architectural
and Planning Board to Fairview Health Services and
Acadia Healthcare, which will include:

e Zoning permit allowing for demolition of the
existing hospital structure and related site
features (with exception of the parking ramp) and
the construction of a new hospital building with
related site improvements as described in the
August (10), 2022 Board Memo and the applicant’s
referenced submittal.

e Variance to the frontage standards of the Rules
Governing Zoning and Design for the Minnesota
State Capitol Area (related to granting of increased
building setback at corner of Park Street and Como
Avenue) as described in the Variance Notice
published June 29, 2022, as outlined in Board
Memo dated August 11, 2022 and the applicant’s
referenced submittal.

This approval of zoning permit and variances does not
constitute a rezoning of the property, is valid only for
the project proposed by this zoning application and is
not transferable to subsequent proposals or permit
applications for this or any other property in the
Capitol Area.”
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“Bethesda Angel” (1968) by
Minneapolis sculptor Paul Granlund
will be preserved and relocated to
prominent location near the entry to
the behavioral health hospital
grounds on Capitol Boulevard.

(Paul T. Granlund (1925-2003) creative
career spanned more than 50 years
and more than 650 different works.
Most of his work is figurative and made
from bronze. His patrons included
colleges, hospitals, Lutheran churches,
and other institutions. -Wikipedia)
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