CAAPB Memo (Item #3) for August 24th, 2022 Board Meeting: AG E N DA ITE M #3

New Behavioral Health Hospital (Zoning Permit and Variance to Frontage Setback Rule)

Last updated August 11 2022 ATTACHMENTS

Attachments - Bundle #1:

Submittal Information, 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









CAAPB Memo (Item #3) for August 24th, 2022 Board Meeting: AG E N DA ITE M #3

New Behavioral Health Hospital (Zoning Permit and Variance to Frontage Setback Rule)

Last updated August 11 2022 ATTACHMENTS

Attachment B - Master List of Documents in Applicant’s Full Submittal to CAAPB

The following documents, posted online at https://mn.qov/caapb/share-views/, will be
recorded with the CAAPB permit. Board members will be notified of any updates to this
information occurring after this memo.

Project Overview (one page PDF, published 6/17/22)

A Primary Application Documents

Cover Letter - submitted 6/2/22

Application and Form V (Variance Application) - submitted 6/2/22

Variance Application Statement and Arguments - submitted 6/2/22

Memo: Art and Community Space - submitted 6/2/22

Memo: Landscape and Stormwater Design — submitted 6/2/22, updated 8/10/22

VVVYVYVYY

B Site Master Plan - submitted 6/2/22, last updated 8/10/22 - PDF includes 4 pages:
» Detailed Master Plan — Existing Conditions (B-1)
» Detailed Master Plan — Overall Site Layout (B-2) (showing FAR, Impervious)
» Detailed Master Plan — Overall Site Layout — Annotated (B-3)
» Landscaping — Site Plan (and Plant Schedule) (B-4)

C Mobility and Circulation Information - submitted 6/2/22 — PDF includes 2 pages:
» Mobility Circulation Diagram — Neighborhood Plan (C-1)
» Mobility Circulation Diagram — Overall Site Layout (C-2)
> List of Mobility Commitments - submitted 6/2/22

D Site Sections - submitted 6/2/22, updated 6/17/22 — PDF includes 2 pages:
> North-South Section Looking West (D-1)
> East-West Section Looking South (D-2)

E Building Elevations (Facades) - submitted 6/2/22, last updated 8/4/22 — PDF includes 3 pages:
» Capitol Boulevard Facade (E-1)
» Como Avenue Facade (E-2)
» Park Street Facade (E-3)

F Frontage Diagrams - submitted 6/17/22 - PDF includes 2 pages:
» Park Street Frontage Diagram — Looking North (F-1)
» Como Avenue Frontage Diagram — Looking East (F-2)

G Perspectives (Frontage Experiential Renderings) - submitted 6/2/22, updated 8/10/22 — PDF includes 11 pages:
Overall Site Plan (G-1)

Aerial view from Southeast (G-2)

Aerial view from Northeast (G-3)

Aerial view from Northwest (G-4)

Aerial view from Southwest (G-5)

Street-level view from Southeast (G-6)

Street-level view from Northeast (G-7)

Street-level view from Northwest (G-8)

Street-level view from Southwest (G-9)

Street-level view from Gazebo looking westward (G-10)

VVVVVVYVVYYVYY
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Street-level view from Capitol Boulevard looking northward (G-11)

H and | — Interior Floor Plans and Roof Plan
(See item O below for description of typical patient and nursing care rooms. Please inquire to CAAPB directly
for more information.) “The floor plans (furnished to CAAPB 6-2-22) continue to be developed to meet
regulatory requirements and effectively meet patient care needs.” — Fairview Acadia team.

VVVYVVYYVY

Sub-Floor B (H-1)
Sub-Floor A (H-2)
First Floor (H-3)
Second Floor (H-4)
Third Floor (H-5)
Roof Plan (H-6)

J Landscape Planting Schedule (included in Item B-4 above)

K Lighting / Luminosity Plan - submitted 6/2/22

L List of Sustainability/Resilience/Energy Commitments and Best Practices - last updated 8/9/22

M Summary of Stakeholder Engagement See Timeline of Activities in the memo and at CAAPB website.

N (Historic) Property Record — updated 6/21/22 by Project Architect Charles Hill - document includes:

YV VYV

A\ 4

>

Section 1: Introduction

Section 2: Property Description (includes Existing Campus Description, Existing Facility Background,
Section 3: Sanborn Fire Insurance Maps (dated 1883, 1885, 1903)

Section 4: List of Drawings Existing on Record (1931 Original Hospital, 1959 Addition, 1965 Addition,
1984 Addition)

Section 5: Building Exterior and Interior Photographs (present day June 2022, under construction 1931,
exterior 1935, new chapel 1961)

Section 6: Referenced/Sources (list of Books, Periodicals, Maps)

O Adaptive Reuse Evaluation — submitted 6/2/22, updated 8/9/22 — memo includes:

VVVVYVVVVYVVYY

Summary of Existing Facilities

Description of Building Periods

Summary of Regulatory Requirements

Review of Best Practice Behavioral Health Standards
Patient Room Design

Nursing Unit Design

Existing Bethesda Hospital Observations

Review of Typical Nursing Unit of Bethesda Hospital
Existing Acute Care Nursing Unit Plan

Partial Demolition & Addition Adaptive Reuse Scenario
Summary and Conclusions

P Mixed Land Uses, Tower/Facade Reuse and Site Monument

>
>

Owner’s Memo regarding Potential of Mixed Land Use (P-1) — submitted 6/15/22

Architect’s Memo regarding Reuse and Salvage (P-2) — submitted 6/15/22 — memo includes...
-Potential Incorporation of Existing Tower Element in New Hospital

-Potential Salvage/Reuse of Building Detail Elements and Site Monument
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Attachment C - Staff and Advisor Review and Findings: Compliance with Rules and
Comprehensive Plan

CAAPB Advisors and Staff understand that proposed demolition of a building such as Bethesda Hospital is made
easier where there is a vision, with a design vetted by immediate neighbors those most affected, that represents
major new or renewed investment that is an equal or upward trade for the neighborhood and larger
community. They believe this project achieves that and support the granting of the zoning permit and
variance. The following list specifies further their shared support for the proposed project, and for approval of
the permitting outlined.

1) The applicant has worked diligently to achieve full compliance with Rules for Zoning and Design for the
Minnesota State Capitol Area. With approval of the variance, this has been achieved.

2) The project is consistent with major chapter principles and policies of 2040 Comprehensive Plan for the
Minnesota State Capitol Area. Worth noting within the proposal are:

a) Investment in health services that are needed in the community and region.

b) Investment in creation of a wide range of employment opportunities that benefit the
economic health of the Capitol Rice District, Capitol Area, and Saint Paul.

c) Continuance of existing (historic) land use.

d) Conserving of the existing green space and gazebo for continued neighborhood use and
enjoyment.

e) Investment in building facade materials.

f)  Written commitment to place major public art on site...

i) in prominent location on site;
ii) themed to honor larger site history/themes and developed in collaboration with
community, including themes that honor the indigenous history of the region;
iii) aligned with Cass Gilbert visions for northward hilltop axis reach/relationship
terminating Capitol axis.

g) Demonstrated commitment to engagement with and listening to community input and
guestions during design development process.

h) Relatively wide degree of acceptance (by those stakeholders encountered) of the demolition
and new design, with several eventually expressing acceptance and support after taking time
for careful consideration and discernment regarding reuse and demolition issues (including
Staff and Advisors themselves)

i)  Written commitments to employ mobility best practices (also see letter from Move Minnesota).

j)  Written commitment to explore reuse of materials. *

k) Written commitment regarding building energy performance. *

I) Site design:

i) to achieve climatic calibration of all plantings.
ii) tointroduce site stormwater practices that exceed Capitol Region Watershed District
(and City) requirements. *

* These issues are still under review, study, or undergoing collaborative efforts with staff/advisors.
(Page 1 of 1)
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Related hospital structures were located on what is now the full-block park east of Bethesda Hospital
including Mattson Hall, the Bethesda Lutheran Care Center and Draher Hall. The buildings were
demolished in 2003. In their place the Therapeutic Garden was developed and dedicated in 2003 and is
named after donors Mr. and Ms. Cy Sheehy.

The existing Bethesda Hospital Complex is a hospital with a deep history in the City of St Paul, the State
of Minnesota, Health Care development and the Swedish Lutheran Tradition. It is known for prominent
Physicians, Administrators, and Nurses. It was the location of the first permanent bipolar pacemaker for
Stokes Adams disease (1959) and the first hysterectomy in the United States.

Work at the Bethesda Hospital has received numerous awards for its health services including:

e National Alliance on Mental lliness (NAMI) Exemplary Psychiatrist: Awarded to Robert Sevenich,
MD, JD, and Medical Director for brain injury services at Bethesda Hospital (2009)

e National Association of Long-Term Hospitals Goldberg Innovation Award: For integrated model of
care (2007)

e |nnovations in Healthcare Awards: Rahul Koranne, MD, and Medical Director of Bethesda
Hospital, served as physician lead on Health East’s Care Navigation Strategy to transform current
health delivery system. Received designation from HealthPartners (2009) and Minnesota Hospital
Association (2010)

The architectural firm of Thomas Ellerbe & Associates founded in 1909 by Franklin Ellerbe (Ellerbe & Co.)
— later Ellerbe and then Ellerbe Becket (1988) and acquired by AECOM in 2006. Ellerbe was known to be
a leading firm specializing in institutional and health care facilities, including an 80-year relationship with
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the Mayo Clinic. In 1922, Thomas Ellerbe proposed adding a private bathroom to each hospital room for
hospitals, which was a health care advancement of its time. In the 1940’s, the firm developed floor plans
in a variety of styles including the cross, radial, cloverleaf, Y-plan, penta, among others.

PROPOSED NEW FACILITY

Fairview/Acadia Health Services is proposing to demolish the existing complex and construct a new
Mental Health/Behavioral Health Hospital on the current Bethesda Hospital site located South of Como
Avenue, east of Park Street, west of North Capitol Boulevard. The new facility is proposed to be a 5-story
hospital building of approximately 106,000 SF with a bed capacity of 144 beds. The main entry is proposed
to be on the east facade (up-hill side) facing the healing garden. Fairview/Acadia is committed to retaining
and maintaining the Therapeutic Garden, which is a highly regarded neighborhood amenity.

The proposed new facility will be constructed within the existing footprint of the Bethesda Hospital
complex structures, requiring demolition of all the existing hospital complex structures, except for the
parking structure. The Park Street Ramp will remain and there is no planned impact to the Therapeutic
Garden. Associated with the overall hospital site is a block of surface parking bordered by West Charles
Avenue, Cedar Street, and North Capitol Boulevard.

HISTORIC PRESERVATION CONSIDERATIONS

As part of the Staff/Advisor Review Process, existing information on file at the State Historic Preservation
Office (MN SHPO) was requested to understand the historic status of the Bethesda Hospital Complex.
Additional information was collected from MN SHPO to draft this section of the memo and to develop
CAAPB staff and Advisor findings and recommendations.

A 1982 (now deemed out-of-date) inventory form initially documented the property as part of the Ramsey
County and Saint Paul Historic Sites Survey (See appendix). The form noted there was no local, state, or
national level historic designation but that there was potential for both local and National Register of
Historic Places listing with further evaluation and research. Pursuant to M.S. 471.193, Subdivision 4, the
property cannot be considered for local designation by the City of Saint Paul because the property is
located within the Capitol Area.

To determine if the property is eligible for listing on the National Register of Historic Places, a property
evaluation would need to be completed with additional research and analysis. For a property to be listed
in the National Register the property would have to meet at least one of four criteria of significance and
possess sufficient integrity to convey that significance. National Register listing also requires most of the
owner support for privately owned properties.

In 2021, the Statewide Survey Oversight Board (representatives from MNHS, SHPO, and MIAC) approved
a contract for consultants to complete the Minnesota State Capitol Area, Part 1: Planning and Context
Development Project. This is planned to be the first of a two-part project, which will eventually study all
parcels within the Capitol Area with the goal of identifying buildings, structures, objects, sites, or districts,
including landscapes, which are eligible for listing in the National Register of Historic Places.

Part 1 is anticipated to begin in June 2022 and would include (1) an analysis of known archeological and
architectural resources and historic contexts, and (2) an updated historic context report which is a
framework to identify and assess properties’ historic significance within the project boundary. This
information will inform Part 2, which is anticipated to be funded and start in FY 2023. Part 2 will include a
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Reconnaissance (Phase 1) and Intensive Level Survey (Phase Il) of architectural and archeological
resources and will recommend properties for further evaluation for listing on the National Register of
Historic Places.

Understanding the land use history will also help determine the potential for the site to contain intact
archeological sites and provide guidance for survey methods prior to ground disturbing activities and
redevelopment. Currently, there are no known archeological sites, however there is potential for historical
or precontact Native American archeology to be present.

The owner’s stated intent is to continue the historic land use with a newly constructed care facility. Part
2 of the Capitol Area Survey project was estimated to be completed by June 2023, which means a current
recommendation on Bethesda Hospital’s historical significance and eligibility will not be available before
the owner’s plan to move forward with demolition of the complex.

In a memo dated May 23, 2022, Fairview/Acadia Chief Administrative Officer Trudi Noel Trysla has stated
that “Bethesda Hospital does not currently have any local or federal designation, nor is it in a Historic
District, and Fairview does not intend to seek any such historical designation.” Federal or state
involvement, such as funding, permitting, or licensing, would typically trigger federal, state, or historic
review/consultation with the State Historic Preservation Office. Since the federal government has no role
in this project, there is no federal undertaking that would trigger historical review under Section 106 of
the NFPA.

CAAPB ADVISOR’S FINDINGS

Through the course of project development, the CAAPB staff and Advisors have been meeting with
representatives of Fairview/Acadia to review the proposed new facility and to assess the impact of
demolition of the existing Bethesda Hospital Complex. We toured the existing Bethesda Hospital Complex
with the development team to review existing conditions and remaining historic conditions. We walked
the site and discussed development impacts and options. We have also been conducting and attending
key stakeholder & community meetings for feedback on the proposed new facility.

The complexis a grand example of an institutional building set in the urban context and worthy of its place
near the State Capitol. Its style was influenced by the 1930’s Moderne Movement. It is primarily a brick
masonry building with decorative brick detailing. It has a two-story stone base and stone accents. The
fenestration is a combination of punched windows and vertical fenestration at the building center. The
overall feeling is of a horizontal building with a strong vertical expression found in the tower at the main
entry. The building is capped with tiered upper roof area. The overall feeling is of a horizontal building
with a strong vertical expression found in the art deco inspired central entry tower. This tower anchors
the hospital on the site and is a recognized icon considered noteworthy to the community. The building
is of solid masonry construction, handsomely detailed and aesthetically well suited for its location.
Subsequent additions seemed to envelope the originally symmetrical building and are of a simpler
masonry expression than the original building, executed in matching materials. The fenestration in the
additions is executed in a more horizontal expression.

Bethesda Hospital had developed a house museum that details the history of Bethesda Hospital. It
included an extensive collection of times related to Bethesda’s history. Bethesda has completed
cataloguing the hundreds of pieces of original artwork originally displayed throughout the facility and has
removed them from the facility.
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The Ellerbe Architectural/Engineering firm is considered a local and nationally significant Architectural
and Engineering firm, with broad architectural influence; however, the Bethesda Hospital Complex does
not appear in the company retrospectives or promoted portfolio of work.

CAAPB has reached out to stakeholders for comments on the proposed facility. The comments have
included many positive comments about the new facility and what it may provide to the community. There
have also been comments about retaining and incorporating some architectural elements of the existing
Bethesda Hospital complex into the new facility. These include the entire complex, decorative carvings,
the entry tower element, and bricks. Most commented was the reuse of the existing facility and
incorporation of the Entry Tower architectural element.

The Adaptive Reuse Evaluation (ARE) dated May 09, 2022, provides a summary of the rationale for
demolition of the existing Bethesda Facility as compared to reuse as a Mental Health Facility. It notes
issues with floor-to-floor heights in the existing building and states “A purpose-built, state-of-the-art
behavioral health hospital includes many other design elements that are difficult to incorporate within
the constraints of an existing facility conversation project — e.g. — activity spaces with generous natural
light, adequate space for on-unit dining to avoid vertical movement of patients, a full complement of
patient therapy and staff support spaces, swing bed capability to segregate subset patient populations on
nursing units, etc.” There was discussion about added mixed uses to the site development —i.e., affordable
housing as an option.

Fairview Acadia responded in a memo dated June 15, 2022. It notes the difficulty of mixing other uses
with a Mental Health Care Hospital. This include security, the need for a dedicated mental health facility
to provide a high standard of patient care, and that providing housing is not part of Bethesda’s core
mission.

The Fairview Acadia has explored thee reuse of the Tower element and has responded in a memo dated
June 15, 2022, An Addendum to the 05.02.2022 Adaptive Ruse Evaluation (ARE). In this they provide a
building elevation with the tower and a rationale for the difficulty of integrating he tower element into
the new facility architecture. Most notable is the floor-to-floor height differential of the tower element to
the new facility.

Additional community comments included providing a Community Meeting Space, Art at the Top of the
Hill, and Art off Park Street. These are addressed in the memo dated Kay 31, 2022, by Fairview/Acadia
Chief Administrative Officer Trudi Noel Trysla. In it she notes that the Bethesda Hospital complex had not
provided community meeting space prior nor is it a compatible use with a mental health facility. She goes
on to note “To date, Fairview has supported the community and neighbors using the green space and
gazebo across from the existing hospital. As stated previously, Fairview and Acadia will continue to
support neighborhood requests to use this outdoor area as a community space, subject to reasonable
time, place, and manner restrictions.” She also notes that Fairview Acadia is open to working with
community, local artists, and the City of St Paul to advance an art initiative.

CAAPB ADVISOR’S RECOMMENDATION

The current Bethesda Hospital complex lease as a Homeless Shelter terminated on May 31, 2022. There
is no other pending planned reuse for the facility and its associated site. The building has high value as a
built resource at 336,000 SF with a structured parking ramp and surface parking lot. It has the potential



Capitol Area Architectural & Planning Board
Advisor’s Building & Site Review and Summary

to serve a variety of functions, as has been seen recently when it has been repurposed for COVID care and
for Homeless shelter use.

It is likely that in a reuse or a change of use, basic building and life-safety systems would need to be
updated to meet current codes for a long-term use. Including window improvements to improve energy
efficiency. Interior finishes will require updating along with lighting and communication systems. There
should be an assessment of the exterior masonry envelope to determine conditions of masonry anchors
and brick ledges, analysis of mortar conditions, and age of roofing.

Existing building floor-to-floor heights are 10’9” whereas new facilities use a standard of 14’0” for floor-
to-floor heights. The existing room dimensions of 6,440 SF to 9,371 SF, as compared to the current desired
11,400 SF per room are insufficient to meet current needs. Combining 2 rooms results in extensive interior
demolition (2 rest rooms and interior walls) to get rooms that are tool large. That in combination with the
variety of geometries in the existing facility exacerbates the issue. The existing toilet rooms do not contain
showers within the patient unit, which is now a standard Best Practice.

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. As noted in prior comments about the
architectural firm — Thomas Ellerbe pioneered variations on floor plans and methodologies of patient
care that have improved health care services since the original design and construction of the Bethesda
Hospital Complex.

For this complex to be reused for housing or office space, it would need to be sold to a developer looking
to develop office space and or housing or another no-health care use or purchased by the State for future
administrative uses. With National Register eligibility, federal and state historic tax credits could
potentially incentivize rehabilitation and reuse. The facility would need to meet specific criteria for
consideration for tax credits. It is doubtful that the original 1932 building has integrity due to subsequent
additions and removals of original building segments.

From a historic resource perspective, CAAPB Advisors and staff, have suggested the owner complete
documentation of the existing complex, site, art, and other potentially significant features. Important
resources such as historic written narratives (attached to this memo) and photo documentation should
also be gathered and completed. CAAPB Advisors and staff have suggested standards for documentation,
based on the Minnesota Historic Property Record Guidelines (Updated June 2009) and referencing the
Capitol Area’s Comprehensive Plan. The Owner and their representatives have collected historic photos
and building documentation to support the request.

The location holds potential for historical archaeology. Given that there is open space on the property,
there may also be potential for precontact Native American archaeology to be present. This would depend
in part on the land use history. These resources, along with analysis of material reuse, will enable elements
of the site and site history to be featured in new construction.

Upon review of the proposal for a new facility and the request for a demolition of the existing facility,
CAAPB staff and Advisors recommend that any demolition permit be tied to a specific design concept
and proposal being developed for continuing similar hospital land use.
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It is difficult to see a complex that has served the City of St Paul, the Health Care Community, and the
Capitol Area so well for close to 100 years be considered for demolition and replacement. Demolition
should only be considered if the replacement facility is of a substantial benefit to the community and the
Capitol Area and would be considered an upgrade.

The new building should be constructed of long-lasting materials, the siting should respond to existing
community patterns, and be a Capitol Area asset. The Therapeutic Garden should remain a
neighborhood amenity and there should be consideration of development of a pedestrian experience
along its edges.

The tradition of artwork on this campus should be reintegrated in the new development in a sensitive
way. There should be considerations for enhanced pedestrian experiences along the adjacent streets
that include plantings, benches, and artwork.

M’%{M V}

Michael Bjornberg FAIA
Capitol Area Architectural & Planning Board Advisor

Images from a variety of sources including:
BETHESDA, A Century of Caring: 1883-1983, Published by Bethesda Foundation, 1983
A Healing Spirit, The Story of HealthEast Care System, 2008 HealthEast Foundation

Photo by Michael Bjornberg

APPENDIX EXHIBITS:
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e Ramsey County History article, dated Spring 2008: From Swede Hollow to Capitol Boulevard, by
Donald Swenson, M.D.

e Nursing Crown Council Report 2015

e Newsletter05

e FHS to Peter Musty 5-23

e AHC122 Art_and_Community_Space_Memo_ 2022-05-31-tcm1087-531197(1)

e AHC122_ARE-ADDENDUM_2022-06-15

e AHC2122_ARE_2022-05-31

e level 2 Property Record History (Forthcoming from Applicant)
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Date: June 29, 2022
From: Peter Musty, Principal Planner and Zoning Administrator, CAAPB
peter.musty(@state.mn.us  651-757-1501 (voicemail) / 612-743-5994 (direct)

Subject: Public Notice of Application for Zoning Variance
to Building Setback Rules for New Hospital Building along
Park Street, Como Avenue, & at corner of Park and Como

Address: 559 Capitol Boulevard, Saint Paul, MN 55103

To whom it may concern,

The Capitol Area Architectural and Planning Board (CAAPB) is in receipt of one (1) zoning variance
application (from applicant Fairview Health Services) to the Zoning and Design Rules for the Minnesota State
Capitol Area. This document and related materials are downloadable at mn.gov/caapb or in hardcopy format
or emailed PDF via request from CAAPB Zoning Administrator Peter Musty (peter.musty@state.mn.us).

This letter is to serve as notice of a public comment period for the variance. The CAAPB Board will be
meeting to review and vote on the variance(s) later in 2022 (date to be determined) , no earlier than thirty days
following issue of this notice. Please follow the CAAPB website, where the date and time of the meeting will
be posted (www.mn.gov/caapb). Prior to that meeting, CAAPB staff is conducting the required thirty—day
public comment period, during which time CAAPB Zoning Administrator (Peter Musty) is available (9am-

4pm). If desired, please call or email to set up virtual appointment (peter.musty@state.mn.us / 612-743-5994)
to directly review or discuss project information. Alternatively, you can write or e-mail the CAAPB Zoning

Administrator with any concerns you might have, and/or to request the complete project application
information via hardcopy or email. You may also attend the Board meeting later in 2022 (date to be
determined) to provide comment by registering with CAAPB Zoning Administrator in advance. A summary
of the proposed project is available as an attachment to this notice. If you have any other questions, feel free
to contact Peter Musty, CAAPB Principal Planner and Zoning Administrator.

Included in this notice:
Summary of Variance Request (w/ drawings by applicant) page 2 and 3

Project Overview (by applicant) final page

Available at CAAPB website:
Full Description of Request, Applicant’s Arguments and Exhibits visit mn.gov/caapb

Page 1 of 3



PUBLIC NOTICE OF ZONING VARIANCE APPLICATION
Requested Variance to setback rules for new hospital building at old Bethesda Hospital site
(559 Capitol Boulevard)

Summary of Variance Request

The applicant proposes setting back the facade of the building (at the corner) further than is allowed
by the rules, and therefore a variance is necessary. The proposed health care building is in the Mixed
Use (MX) zoning district of the Capitol Area and within the Central Corridor Overlay (CCO). The variance
requested is to the zoning regulation in Section 2400.2400 (Subparts 7 and 8) found on pages 37-39 of The
Zoning and Design Rules for the Minnesota State Capitol Area found at mn.gov/caapb. Specifically, Como
Avenue and Park Street are both classified as a Flexible Frontage at this corner:

“Section 2400.2400 Frontage Map./Subp.7 Flexible Frontage. ...Nonresidential or mixed-
use buildings must be set back between zero and 25 feet from the lot line, but must not exceed
the average block face setback. Buildings at corner locations must be located within five feet of
the front lot line on either street for a distance of 30 feet from the corner.”

The applicant has furnished drawings and arguments (highlighted below and found in full at mn.gov/caapb)
showing that the variance request meets standards for reasonableness:

“...The new hospital proposed by Fairview in this Zoning Application has a smaller footprint than
the existing hospital, and thus is proposed to be set back further than the existing structure from
both streets. As shown in Exhibit 01, the proposed hospital would be set back approximately 83
feet from the Park Street property line, largely to accommodate a storm water feature, and
approximately 60 feet from the Como Avenue property line, to accommodate a future expansion.
Fairview requests a variance from both the Front Setback and Corner Setback requirements to

accommodate this design. ...” — excerpt from the submittal by Fairview Health Services
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PUBLIC NOTICE OF ZONING VARIANCE APPLICATION
Requested Variance to setback rules for new hospital building at old Bethesda Hospital site
(559 Capitol Boulevard)

Park Street (looking north)

The proposed design of Phase | below is setback more than 25’ from property line,
and setback more than 5’ at the corner of Park and Como.
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CAAPB Zoning Application
Fairview Bethesda

V.1-A Statement Describing the Variance Request

Please provide a statement (below or attached) describing the precise nature and extent of
the proposed variance and the reasons the variance is being requested. Please identify the
specific zoning or design rule (provide rule number if possible*) for which a Variance is
requested. Please describe the new/proposed element or condition that will be allowed by
the Variance. Specify exact dimensions when possible.

Fairview Health Services (“Fairview”) requests a variance to the frontage requirements in
Minn. R. 2400.2400, subp. 7 for the proposed redevelopment of the Capitol Boulevard Site
(“Site”) formerly known as Bethesda Hospital. The Site has frontage on both Como Avenue and
Park Street, both of which are subject to the Flexible Frontage type according to the Frontage
Map in Minn. R. 2400.2400, subp. 3. The Flexible Frontage type requires nonresidential
buildings to be set back between zero and 25 feet from the front lot line (“Front Setback”), and
buildings at corner locations must be located within five feet of the front lot line on either street
for a distance of 30 feet from the corner (“Corner Setback”). Minn. R. 2400.2400, subp. 7.
Fairview requests a variance from both the Front Setback and Corner Setback, as described
below.

As shown in the attached ‘Exhibit 01 to CAAPB Variance Request’, the existing
Bethesda Hospital is set back approximately 20 feet from the Park Street property line and
approximately 35 feet from the Como Avenue property line. Thus the existing structure does not
comply with the Front Setback requirement on Como Avenue, nor does it comply with the
Corner Setback requirement for the corner of Park Street and Como Avenue. The new hospital
proposed by Fairview in this Zoning Application has a smaller footprint than the existing
hospital, and thus is proposed to be set back further than the existing structure from both streets.
As shown in Exhibit 01, the proposed hospital would be set back approximately 83 feet from the
Park Street property line, largely to accommodate a storm water feature, and approximately 60
feet from the Como Avenue property line, to accommodate a future expansion. Fairview requests
a variance from both the Front Setback and Corner Setback requirements to accommodate this
design. Although Fairview is not proposing it in this Zoning Application, Fairview is planning a
future Phase II expansion of the new hospital along Como Avenue on the north side of the Site,
which, once completed, will be set back approximately 6 feet from the Como Avenue property
line. This Phase II expansion would thus comply with the Front Setback on Como Avenue but
not the Corner Setback requirement for the corner of Park Street and Como Avenue.



V.3 Arguments for Variance

"Subp. 3. Standards for review of variance requests. The board may grant a variance to
the application of any of its rules, except for its design standards and sign rules, only if it
determines that all of the following criteria have been met (...and the CAAPB Board
Members vote in favor of the Variance request). Please provide explanations as to how the
proposed Variance meet these criteria:..."

"A. the property in question cannot be put to a reasonable use under the strict application
of the rules; ..."

The property in question has been the site of a hospital use for over 90 years. As
described in the Zoning Application, Fairview plans to continue this tradition with the
construction of a new Behavioral Health Care Facility to serve St. Paul and the surrounding
metro area. Behavioral Health Care Facilities are subject to detailed state and federal
requirements in terms of design and construction. For example, the Minnesota Department of
Health (“MDH”) recommends that Behavioral Health Care Facilities in Minnesota comply with
the 2018 FGI Guidelines for Design and Construction of Hospitals, Chapter 2.5 — Specific
Requirements for Design of Psychiatric Hospitals. Additionally, the new hospital use is subject
to specific building and life-safety codes that specify certain design and construction
requirements.

In the context of these detailed requirements, it is not reasonable to strictly apply the
Corner Setback rules to require the new structure to be within five feet of the corner of Park
Street and Como Avenue, nor to require that the new hospital meet the zero to 25 feet Front
Setback requirements along these streets. Fairview has designed a Behavioral Health Care
Facility that meets state and federal design requirements while retaining the “campus” nature of
the existing Bethesda Hospital Site—the structure will be set back from the street with
landscaping and other amenities in the setback area. Furthermore, it is particularly unreasonable
to strictly apply the setback requirement along Park Street, which is significantly downgrade of
the rest of the Site. As a result of this natural slope, as discussed further below, Fairview has
proposed to install a stormwater feature that will retain all of the Site’s stormwater, as well as
providing a favorable aesthetic component for the neighborhood.

""B. the plight of the landowner is due to circumstances unique to the property, and the
circumstances were not created by the landowner; ..."

The Site is unique in the Capitol area and has been a hospital campus for over 90 years—
since long before Fairview acquired Bethesda Hospital in 2017. The former Bethesda Hospital
structure currently on the Site is not compliant with the currently applicable Front Setback or
Corner Setback requirements along Park Street and Como Avenue, but predates those CAAPB
requirements by several decades. Fairview intends to retain the essential and unique character of
the Site by maintaining a hospital campus set back from the street with landscaping in the
setback area. Due to the unique and historic nature of the Site, Fairview does not believe that a
variance to the setback requirements in Minn. R. 2400.2400, subp. 7 will create a precedent for
other properties in the Capitol area.



"C. the proposed variance is in keeping with the spirit and intent of... [The Zoning and
Design Rules for the Minnesota State Capitol Area, 2009]... and is consistent with the health,
safety, comfort, morals, and welfare of the inhabitants of the Capitol area and the city of
St. Paul;..."

Among the purposes of the Capitol Area Zoning and Design Rules is to “preserve and
enhance the dignity, beauty, and architectural integrity of...the Capitol area,” and to “protect,
enhance, and increase the open spaces within the Capitol area when deemed necessary and
desirable for the improvement of the public enjoyment.” Minn. R. 2400.2010. The requested
variance will allow Fairview to retain the historic nature of the Site as a hospital campus set back
from Park Street and Como Avenues. Fairview does not believe the intent of the Flexible
Frontage setback rules was to require a hospital use to be within five feet of a corner.
Additionally, if the variance is approved, the larger setbacks would further the purpose of
enhancing open space for in the Capitol area.

The proposed variance is consistent with the health, safety, comfort, morals, and welfare
of the residents of the Capitol area and the City of St. Paul. The variance will increase the
amount of open space associated with the Site and will allow for continued provision of health
care service to the community in a campus setting. In particular, the existing frontage along Park
Street and Como Avenue, which currently has multiple paved driveways and service entrances,
will be transformed into green space with new landscape treatments and stormwater measures.
As noted above, Fairview is requesting a variance to the Front Setback requirement along Park
Street to accommodate a new stormwater feature. The increased setback area and stormwater
feature will further multiple key goals of the Capitol Region Watershed District, including
decreasing the amount of impervious surface on the Site and incorporating stormwater retention
and infiltration to significantly reduce runoff. More information about the proposed landscaping
and stormwater features for the project is included in the attached ‘Exhibit 02 to CAAPB
Variance Request’, Landscape and Stormwater Narrative, prepared by Crunk Engineering.

"D. the proposed variance does not impair an adequate supply of light and air to adjacent
property, nor does it alter the essential character of the surrounding area or unreasonably
diminish established property values within the surrounding area; ..."

The proposed variance, if granted, would substantially increase the setback allowed for
the planned structure. Additionally, the new planned hospital will be five stories, compared to
the 10-story existing structure. Therefore, the variance would not negatively impact the supply of
light or air to adjacent properties; rather, it would have the opposite effect by allowing for a
smaller footprint than the existing structure.

The new hospital will not alter the essential character of the Site or the surrounding area.
As noted above, the subject Site has been the location of a hospital campus for over 90 years.
Fairview’s proposal would retain this essential character in a smaller footprint, therefore
providing even more green space and landscaping for the neighborhood.



E. the variance request, if granted, does not permit any use that is not permitted under the
Rules for the property in the district where the affected land is located, nor does it alter or
change the zoning district classification of the property;

Bethesda Hospital is a valid nonconforming use that has not been discontinued or
abandoned. Therefore, under state law and the CAAPB Rules, the nonconforming hospital use
that will continue in the Behavioral Health Care Facility can be continued and replaced without
need for a new conditional use permit. The requested variance would not change this and would
not permit any use that is not permitted in the zoning district, nor would it change the zoning
district classification of the property.

F. the request for variance is not based solely on the desire to increase the value or income
potential of the land parcel.

Fairview’s intent in seeking this variance is to construct a new Behavioral Health Care
Facility to serve the community at the existing site of the former Bethesda Hospital, not to
increase the value of the land. It is not apparent that granting the variance will in fact increase the
value or income potential of the land parcel—if Fairview wanted to capitalize on the value of the
land, it would sell it for commercial or mixed use development. Instead, Fairview is seeking to
redevelop the Site so that it may continue to serve the health care needs of the area. Granting the
requested variance will allow this facility to continue its long tradition of serving the healthcare
needs of the City of St. Paul and the surrounding metro area.
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FAIRVIEW + ACADIA NEW BEHAVIORAL HEALTH HOSPITAL
ST. PAUL, MN

Landscape and Stormwater Narrative

Project Summary

The Fairview + Acadia Team is proposing a new Behavioral Health Hospital on the site of the existing
Bethesda Hospital in the Capitol Area of St Paul, MN. The project will include new landscape treatments
and the implementation of stormwater measures to meet or exceed the stormwater management
requirements of the applicable agencies having jurisdiction. Because of the relationship and
interdependence of the proposed stormwater measures and the selection of plant materials for the site,
the objectives for both will be addressed in this narrative.

The original facility was constructed in 1931, and the campus includes:
¢ The existing hospital
e The greenspace across Capitol Boulevard from the hospital, bordered by Como and Cedar Street
* An existing surface parking lot in the southeast quadrant of the Capitol Boulevard/Charles
Avenue intersection
e The existing parking ramp south of the hospital

The campus benefits from the existing greenspace which includes a variety of tree species and an
inviting pedestrian environment. There is a centrally located gazebo and walkways that circulate
through the space. This greenspace will remain in its current condition.

The hospital building has some foundation planting along the front fagade. The areas along Como and
Park Street are utilitarian and dedicated to service and delivery access. The areas along Park Street are
mostly paved driveways with service entrances in multiple locations, leaving little space for trees or
other landscape treatments.

The campus was constructed prior to the enactment of various national and statewide programs,
including the Capitol Region Watershed District regulations for stormwater quality and detention. There
are currently no stormwater quality or detention facilities on the campus. The stormwater discharges
into the existing system of subsurface drainage around the perimeter of the site.

A significant portion of the site is impervious around the existing hospital and surrounding pavement
providing service and vehicular access. These areas will be demolished, and a new facility will be
constructed, providing an opportunity to provide new landscape treatments and stormwater measures.
This will be done not only to satisfy the requirements, but also to provide an enhanced visual
environment for staff and visitors of the facility as well as the pedestrians traveling the routes around
the perimeter of the campus.

May 24, 2022
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Landscape Design

Landscape treatment will be included through out the project area, including the new roundabout drive,
the foundation areas of the new facility and along Como and Park. Plant selections will be made based
on appropriateness for the region, utilizing native and low water use plantings where possible. Some of
the objectives for the plantings will be:

e Zone hardy and native, non-invasive plantings- include plantings of native material wherever
practical, utilizing both native and non-invasive selections from the Department of Natural
Resources Plant Guide.

e Urban Tree Canopy - plant trees that increase and diversify the existing tree canopy. The project
will include the planting of shade and large canopy trees throughout the development to offset
the effects of temperature and to enhance the plant diversity of the project site.

e Plants for Pollinators — where possible, include plants to aid in pollinator conservation. Effort
will be made to include the planting of “Pollinator-friendly” flowering shrubs and perennials.

e Stormwater Management — planting of proposed bioswales and infiltration areas will be
selected to provide function and aesthetic appeal, especially in the areas along Park Street.

e Park Street Landscape — this will be an area of focus, including a more intense canopy tree
planting, reduction of service drives and pavement, screening of mechanical and service
equipment and implementation of bioswale plantings to soften the areas between the walk,
building and activity yards.

Stormwater Design

Coordination with Capitol Region Watershed District (CRWD) staff is underway to develop strategies for
the design of the stormwater and water quality measures to be implemented for the site.
Understanding the nature of the existing system and the stormwater management plan that guides the
district has been of benefit. Areas of discussion:

e The overall vision and design direction of the site

e Stormwater management elements including treatment areas and BMP siting and types

e potential ways that CRWD may be able to assist with stormwater elements that exceed
regulatory requirements

The CRWD has provided information on recent stormwater management projects that have been
successful in the area. Elements from these examples may be utilized to the benefit of this project.

The primary concepts that have been discussed for this project include the utilization of subsurface
detention for the rainwater leaders from the building and the parking area runoff. The remaining areas
will be treated with bioswales and infiltration if soil conditions warrant it. The future addition will be
incorporated in the current design.

The CRWD encourages the implementation of measures that exceed the regulatory requirements and
provides funding measures to offset additional costs. Areas of interest that may be explored are:

e Rainwater harvesting
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e Analyzing areas of the campus that will not be disturbed as part of the project for potential
stormwater treatment with oversized detention areas

Two areas of opportunity have been identified on campus for potential grant funding of additional
stormwater treatment:

e Existing Surface Lot — there are currently no stormwater treatment or detention measures in
place for the stormwater run-off for this lot. Implementation of stormwater treatment through
raingardens or bioswales would be an opportunity for CRWD participation through grant
funding of the construction of these measures.

e Parking Ramp Stormwater Discharge — the ramp has two discharge points that daylight on the
south side of the structure and drain onto the lot south of the structure. There are currently no
stormwater treatment or detention measures in place to treat this run-off. Implementation of
stormwater treatment through raingardens or bioswales would be an opportunity for CRWD
participation through grant funding of the construction of these measures.

e Water runnel system or pond to harvest and use rainwater to be utilized as an educational
opportunity for the public

It is anticipated that these areas of interest will be considered as part of the overall design process
involving members of the Fairview + Acadia team to determine the viability of each.

The stormwater design will evolve, and the initial concepts presented here will undoubtedly change
based on actual conditions encountered during design. An ongoing dialog with the staff at CRWD will be
beneficial to ensure that the final design is successful.
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CAAPB Memo (Item #3) for August 24th, 2022 Board Meeting: AG E N DA ITE M #3

New Behavioral Health Hospital (Zoning Permit and Variance to Frontage Setback Rule)

Last updated August 11 2022 ATTACHMENTS

Attachment D - Staff Review and Findings:
Criteria Met (Variance)
The applicant is asking for increased building

setback along Park Street frontage and Como
Avenue frontage.

Perspective view of proposed hospital from Como Avenue and Park
Street (looking southeastward)

June 27, 2022: Variance Request Complete. After June 2 receipt by Applicant, revisions by applicant were
made, and the Variance Form-V submittal was deemed complete by CAAPB Zoning Administrator. See attached
Form V (Request for Variance) presenting Applicant’s arguments.

June 29, 2022: Public Notice of Variance and Description of Proposed Variance: See attached Public Notice of
Variance. The notice was sent as required, via regular mail, to all property owners and occupants within 350 ft
of the zoning lot (outer property lines) of the project. The variance notice and applicant arguments were also
posted online at the ‘Share Your Views’ page.

By August Board Meeting: The 30 Day (Minimum) Period for Public Written Comment Has Passed: As of the
writing of this memo, CAAPB has not received any written comment related to this variance request. Also notable
is that few questions or concerns have been raised informally from commercial neighbors, community members
or residents during meetings conducted or conversations offered and attended by applicant and staff.

The August 24th Board meeting serves as the official close of the written comment period. Residents and
businesses previously notified (through community meeting and through variance notice) wishing to speak to
the matter, have been invited to do so as part of the comment period — be it verbally or in writing. *

* CAAPB Staff will immediately advise Board Chair in advance of the meeting should a community member come
forward ahead of the meeting and wish to speak to the Variance issue, and staff will make accommodation for
that community member to be present in-person or dialed in to the Teams Meeting. Further, should
correspondence be received regarding the proposed variance, staff will furnish that correspondence ahead of the
Board Meeting as an addendum to this memo.

The granting of the variance is supported by CAAPB staff. The applicant has filed arguments in support of the
proposed variance. As summarized below, staff finds that all criteria for granting of Variance have all been met.
The zoning administrator has requested that the applicant representatives from Fairview Health Services and
Acadia Health be present at the August 24" Board meeting in case the Board Chair wishes to invite the applicant
to speak about the project or to answer questions.

Staff Evaluation of Variance Criteria:

Applicant’s Statement Describing the Variance Request:

v’ Staff (CAAPB Zoning Administrator’s) Evaluation: The applicant’s description of the variance request is
accurate according to the proposed site building and design. The Rule in question is specified correctly.
The existing configuration of the property, topography, and placement of structures, roadways and
open space is cited as the rationale for the variance request in order to accommodate stormwater



CAAPB Memo (Item #3) for August 24th, 2022 Board Meeting: AG E N DA ITE M #3

New Behavioral Health Hospital (Zoning Permit and Variance to Frontage Setback Rule)

Last updated August 11 2022 ATTACHMENTS

features at low elevation on Park Street and a future building addition (Phase Il) which would extend
along Como at Park.

Criteria for a Variance:

Variance requests are reviewed in accordance with Minnesota Rule 2400.3160 Subpart 3. Subp. 3. Standards for
review of variance requests, by which “The board may grant a variance to the application of any of its rules,
except for its design standards and sign rules, only if it determines that all of the following criteria have been

n

met: ...

A. ..the property in question cannot be put to a reasonable use under the strict application of the rules;

v’ Staff evaluation: This criteria is met. The variance allows the building to set back further from the
street with a campus green space that extends westward along Como Avenue to the corner with Park
Street. The green space can accommodate a new stormwater feature and an anticipated addition to
the building in the future, which will extend then come closer to the street.

* Regarding ‘reasonable use’: variance law has changed since publication of CAAPB Rules in 2009, and the
way our Criteria A can be evaluated has expanded to simply require reasonableness. From League of
Minnesota Cities website (https://www.Imc.org/resources/land-use-variances/) regarding ‘Reasonableness’:
o “The first factor is that the property owner proposes to use the property in a reasonable manner.
o This factor means that the landowner would like to use the property in a particular reasonable way

but cannot do so under the rules of the ordinance.
o It does not mean that the land cannot be put to any reasonable use whatsoever without the

variance. For example, if the variance application is for a building too close to a lot line or does not

meet the required setback, the focus of the first factor is whether the request to place a building

there is reasonable.”

B. ...the plight of the landowner is due to circumstances unique to the property, and the circumstances were
not created by the landowner;

v’ Staff evaluation: This criterion is met. The proposed redevelopment closely follows the layout and
building placement of the previous Bethesda Hospital, which enables features around the building such as
roads, open space and landscaping to remain in place. The new building continues the ‘green campus’
frontage along Park Street and Como Avenue.

C. ..the proposed variance is in keeping with the spirit and intent of... [The Zoning and Design Rules for the
Minnesota State Capitol Area, 2009]...and is consistent with the health, safety, comfort, morals, and
welfare of the inhabitants of the Capitol area and the City of St Paul:

v Staff evaluation: This criterion is met. The new hospital will retain the historic form of the site, which has
worked successfully as a hospital use within a mostly residential neighborhood. The building location
remains the same, which keeps the auto ingress and egress away from adjacent residential properties and
continues the park-like open space as a visual, noise and activity buffer between the hospital and most
residences. The original design of the site, to be maintained by the new user, effectively minimizes
negative impacts to neighbors and the city.
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New Behavioral Health Hospital (Zoning Permit and Variance to Frontage Setback Rule) AG E N DA ITE M #3
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D. ...the proposed variance does not impair an adequate supply of light and air to adjacent property, nor

does it alter the essential character of the surrounding area or unreasonably diminish established
property values within the surrounding area;

v’ Staff evaluation: This criterion is met. The new facility will improve access to light and air, and be less
visible in the area, due to its reduced height (5 stories instead of 10 stories). A health care facility follows
the historic use of the property and does not change the essential character of the area.

... the variance request, if granted does not permit any use that is not permitted under the Rules for the
property in the district where the affected land is located, nor does it alter or change the zoning district
classification of the property;

v’ Staff evaluation: This criterion is met. The zoning designation of the property allows continuation of the
hospital land use.

... The request for variance is not based solely on the design to increase the value or income potential of
the land parcel.

v This criterion is met. The variance allows the building to be sized and located as best suited to its hospital
use, instead of requiring that it be larger or relocated to be closer to the street.
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