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August 16, 2007
To:

Members of the Community Forum



Cc:   Members of the City Council and Planning Commission

From:

Ed Briesemeister, Managing Director



Wayzata Bay Redevelopment Company

Re:

Design Forum #3, Meetings July 30-August 1, 2007

On the evening of July 30 we held the third meeting of the Community Forum to review and discuss the master plan for redevelopment of Wayzata Bay Center.   Nineteen of the forum members attended, and three were absent.   In my remarks that evening I explained the basic framework of the redevelopment plan as it evolved since March:

1. The project had to incorporate a Presbyterian Homes senior housing community of about 250 units within the larger mixed use development.  This is intended to be the “flagship” of the Presbyterian Homes’ portfolio of communities.  It will contain some spaces that may be shared with the broader community—for example, a community meeting room and a small movie theatre.
2. From the outset, community meetings stressed the need for a pedestrian environment that would enhance downtown Wayzata and connect the central business district with the residential areas to the east of the existing Bay Center.   Sustainable environments by their nature are pedestrian oriented, so this was a natural part of our program.
3. Original information suggested that we should minimize the amount of retail area, but discussions with the Chamber and business owners led us to question that course.  Once the retail studies were underway, it became apparent that the project should include a substantial amount of retail space in order to help revitalize downtown Wayzata’s retail climate.  Our criteria required all retail space to be (i) on the ground level and (ii) adequately parked on the Bay Center site.  
4. The remainder of the development would include a modest amount of office space, a potential hotel (limited service of 80-100 rooms) and an array of conventional housing.   The conventional housing would need to (i) provide diversity by style and price, and (ii) be sufficient in amount to create sidewalk activity in the new district and socially balance the senior housing community.   The hotel, if included, would displace conventional housing units but create synergy with downtown’s commercial district.
Michael Schroeder and Dan Ionescu, joined by Mike Fisher, presented a PowerPoint review of the process since inception up to their current “Vision” for the redeveloped Bay Center.    The overall project outlined in the 45-minute presentation included these primary features:

· Extending the Wayzata “town pattern” into the Bay Center site.  This is accomplished by creating a development district comprised of six blocks, as discussed in Forum #2, with one block reserved for a public park and one block reserved exclusively for senior housing.  The remaining four blocks would be used for mixed use development.
· Maintaining and enhancing the natural linear park along Circle A Drive as a buffer and defining line between the east neighborhood and the central business district (also an element from Forum #2). 
· Re-aligning Superior Blvd. to the east side of the existing gas station, creating a better intersection for traffic and pedestrians, and also creating a new and better configured parcel on the west side of Superior at Lake. At the east end of Lake St. a “roundabout” or traffic circle would be added to manage traffic for less impact on the nearby residential district.   

· As outlined in the Forum #2 presentation, this roadway work would be done in concert with interior streets, wide sidewalks, porticos, pocket parks and other features to emphasize a pedestrian dominated environment.    A distinctive feature of the pedestrian friendly design would be “platform intersections” which are raised so that the pedestrians stay on the same plane as they walk from block to block.   Generous on-street parking and structured parking will minimize the time needed to park a car.

· The ground level of the four mixed use blocks would be essentially retail space of about 130,000 SF in total, about the same amount of retail space in the existing Bay Center.  We estimate that about 40,000 SF of retail space will be comprised of existing Bay Center merchants.  The remainder would be a mix of national retailers and local shops, with national brands expected to be about 65,000 SF and local specialty shops about 25,000 SF. 
· Presbyterian Homes would occupy all of the North Block which faces Superior Blvd.   Presbyterian Homes would also occupy the housing portion of the Plaza Block or Superior Block in order to provide adequate independent living units.   In all, Presbyterian Homes currently expects to have about 255 units to provide a continuum of care for the residents:  

30 skilled care
18 memory care

42 assisted living

165 independent living

The facility will also include a 44,000 SF “community center” of amenity spaces such as recreation and exercise areas, dining, meeting rooms, convenience shops, hair salon, and movie theatre.
· Office space would total 20,000-30,000 SF, and probably would be located primarily in the East Block on the second level.  It is not anticipated to have any office space mixed with the ground level retail merchants.
· Conventional condominium homes or apartments would occupy the levels above the retail stores on the blocks not occupied by Presbyterian Homes.   We estimate the capacity for conventional residences to be about 220 units.  While we don’t have any projected apartment rental rates, if the homes are sold as condominiums we estimate the sales price range to be $450,000 to $1,400,000.  

· There is potential for a limited service hotel of 80-100 rooms on the site, and we believe the best location would be on the East Block if it is included.   If the hotel is included, we estimate that 45 housing units would be displaced, reducing the conventional housing units to about 175.  

· The goal of the master plan is to provide parking for the retail within the structured decks at a ratio of 5 spaces per 1000 SF of store area, with the on-street parking to be 1.0-1.5 spaces per 1000 SF of retail area.   Our goal is to have all required parking for the Bay Center site within its boundaries, and to have the required parking for each block within that block.   Office parking and hotel parking would be separately provided, and the residents’ parking will be provided in secured parking garages under the retail buildings.

· Wherever the top of a parking structure is exposed, it will be developed as a “green roof.”   This will provide a landscaped environment while serving to retain water from rain and snowfall.    The park plaza will be about 34,000 SF of grass and plantings, surrounded by about 48,000 SF of hardscape to create a total “plaza park” area of about 82,000 SF between the buildings on three sides.   The master plan anticipates the Lake St. side of the park area to be raised 2’ to create a sitting wall along the sidewalk.
· If it can be engineered feasibly, the goal of the design team is to have a unique system for managing rain water and snow melt—Zero Runoff into the lake—achieved by having detention tanks beneath the interior streets to treat and hold water, then allow it to percolate back into the natural ground water.  These tanks may also retain water for use in landscape irrigation.   The Watershed district points out that this prototype would be the best of all systems, retaining the water on the Bay Center site.  Virtually no runoff from this site would be conveyed to a down gradient body of water.  
· While our planners and the city’s consultants do not see any immediate traffic problems created by the redevelopment plan, traffic studies commenced in August will analyze the future traffic impacts from Central Ave. on the east to Ferndale on the west side, from Wayzata Blvd on the north to the lake on the south side.  When available, the traffic studies will made public.  Wayzata Bay Redevelopment Company has retained the Howard R. Green Company as its traffic consultant.   
· The total amount of green space in the master plan is about 200,000 SF, with about half that area at the ground level, including the 34,000 SF in the park plaza and about 39,000 SF in the park edge along Circle A Drive.  Approximately 100,000 SF of green space is comprised of green roofs and other landscaping on the roof of parking structures.
· Another feature being investigated and designed for sustainability would be a snow melting system for the streets and sidewalks.   If it can be engineered feasibly, this system would eliminate the use of salt and other chemicals during the winter, and allow all snowfall to stay on site.  When heavy snow overcomes the melting system, excess snow could be stored in the park plaza and allowed to melt in warm weather.

· The discussion of Tax Increment Financing was limited to a few basic observations because that aspect of the project has not been addressed yet:

· Presbyterian Homes will definitely be a tax paying land owner and no property will be removed from the city’s tax rolls.
· The total value of the completed project is expected to be about $250 million.  The expense of relocating Bay Center merchants, providing structured parking and installing new streets and utilities systems will be a substantial long-term community investment.

· The TIF program for the Bay Center redevelopment will be paid by the incremental taxes generated by the property itself.  Tax revenue to the city would never be less than the current level $461,500.  This therefore creates a tax neutral position during the TIF financing term, followed by a windfall of taxes after the TIF term expires.  
· Logistical features of the redevelopment will respect (a) the need to provide continuous business operation for the existing Bay Center merchants until new retail space is developed, and (b) the need to avoid noisy pile driving that would disrupt the commercial and residential areas near the Bay Center site.   The first issue is addressed by initially developing the East Block and West Block along Lake St., allowing the existing mall to remain in operation until the merchants can be relocated into the new buildings.  The second issue is solved by accepting a higher construction cost using a type of foundation that does not require driving piles.

· Scale and character were discussed, with the architects explaining how certain amounts of the various uses are needed to achieve the level of social and economic interaction that is often called “critical mass.”   For example, the amount of retail is dictated by the need to fortify downtown Wayzata’s retail stores with as much new space as possible.   While there is a huge demand for seniors housing in the Greater Wayzata area, the amount of senior housing must be commensurate with the other uses in the mix so that senior housing does not become a dominant element.  Wayzata has a need for conventional housing, especially homes priced to appeal to a wider and younger demographic spectrum.  The town also has need of a small hotel of 80-100 units—and it would be synergistic with the other uses, especially the retail and office uses.   
· In addition to the porticos over sidewalks, a key design precept would be inclusion of sloped roofs on all the buildings.   These roofs would have dormers and gables and be used for “penthouse” level housing units in all instances.   This design feature is common to northern latitudes around the world and is reminiscent of the grand hotels and homes of the Lake Minnetonka area.   Buildings with gabled roofs are more interesting to view from the ground as well as from nearby buildings, especially when viewed from above. 
· The architects described a Planned Unit Development having a park area and five development blocks with a mix of 3, 4, and 5-level structures—where the sloped roof is the top level in each case.  So, for example, a “3-story” building in this instance would be two conventional floors plus a roof area that is utilized for housing.   The height of the buildings will exceed the 35’ benchmark currently mandated by the existing commercial zoning.   A three-level building in this plan would have 15-20’ for the retail stores at the ground level, about 10’ for the second level residential floor, and then a sloped roof high enough to accommodate some living units—altogether about 25’-30’ for the first two levels plus the sloped roof. 

· The 5-level buildings would be on the East Block and on the North Block.   The middle of the site would have 4-level buildings on the Plaza Block and Superior Block.  The West Block at Superior and Lake generally would be 3-levels high, with a fourth level at the park plaza side.  Dan Ionescu explained this higher element would extend over the interior street and “connect” the structure to the park plaza, as well as providing a visual barrier at the south end of the interior street.  Given the location of the site in a “bowl” with hills and tall trees on two sides (many trees 80’-100’ tall), the architects explained that the scale of the buildings fits nicely into the Wayzata town fabric and does not obtrusively punctuate the skyline or interfere with established lake view corridors.  

· The design precepts and the eco-friendly engineering are part of the “Hundred Year Design” objective for sustainable economic and social vitality.   The architecture is site specific and does not utilize the clichés of “new urbanism” or incorporate “commodity architecture” common to many retail areas where store design must follow the dictates of national retailers’ standard store layouts and facades.   
Meetings July 30-August 1 also included a review of the plan with the HRA, the neighborhoods located east and west of the site, interested Chamber members, and merchants at the Bay Center, culminating in a workshop with the City Council and Planning Commission.   While the general reception of the plan was favorable, questions and comments identified areas that remain controversial and aspects that need to be explained or clarified:
1. The redevelopment plan is a Planned Unit Development that creates a mixed use district with integration of the various uses. The design does not conform to the property’s current zoning which mandates a 35’ building height.   This remains an issue with some in the community, although the majority of the “community forum” group and of those at our other community meetings did not object to our designers exceeding the 35’ height.

2. Some persons open to exceeding the 35’ building height limit still had questions to the design team about the size and placement of buildings.  At the “forum” discussion, some members of the group expressed concerns about the view along Superior Blvd. as one descends, and others about the view of the project from the Circle A Drive homes.    At the City Council/Planning Commission workshop, the overall issue of height and building scale was raised as an aspect that needs to be explained and justified by the design team in subsequent meetings.   The newspapers’ coverage accurately reported most of the workshop discussion, we believe.  
3. The “look” of the 3-D images was a concern to many viewers, since the computer generated graphics show no personality or detail for the buildings—just images extrapolated from the basic elements using porticos and sloped roofs.  All buildings in such a “volume study” look alike because no individual block design has been attempted yet.  While useful for our study purposes, showing these images probably caused more misconception than we intended.   Future presentations will have the benefit of increasing levels of design and the resulting “personality” that emerges in the images.

4. There was a problem with postcards mailed to people living in the neighborhoods west and east of the Bay Center property—many residents just received the notice the day of or the day before the actual meeting.  This was unfortunate and attendance at the east and west neighborhood meetings was much smaller than before.  These residents have been notified that they can contact our office and arrange smaller neighborhood review sessions in coming weeks. 

5. Traffic management is of concern to all parties and must be studied to identify any problems created by the new development.  In addition to the traffic study promised to the city officials and Friends of Wayzata, the traffic study has been expanded to address issues raised by those living east of the Bay Center all the way to Bushaway Road. 

6. The anticipated use of Tax Increment Financing carries with it some expectations that are common in the community:  (a) that the project itself be the source of the necessary tax increment revenues, (b) that all property remains on the tax rolls, and (c) that the future tax revenues are not less than the current taxes paid by the Bay Center.   Presbyterian Homes agrees with these objectives.  The whole matter of TIF will be studied in detail and discussed in coming weeks.
7. Some are concerned that the municipal grill and off-sale store are not adequately fit into the redevelopment plan.  It is our goal to keep the city’s municipal businesses in the new Bay Center if at all possible, and we are working with our consultants and city staff to achieve that objective.   Specific plans are not yet available, but that does not mean a suitable plan is unobtainable.  

8. City staff has raised questions that need to be answered regarding the adequacy of all city services and utilities required by the Bay Center redevelopment plan.  These technical reviews are ongoing and it is simply an imperative that all such issues be satisfactorily resolved.  

9. Some members of the “forum” and broader community want the new development to preserve as many Bay Center merchants as possible, and to avoid the “big box” retail environment dominated by national brands that is common in many suburban areas.  Our retail strategy is designed to conform to those objectives; however we expect to have about 65,000 SF of national or regional brands represented in the new Bay Center retail stores.  The mix of established brands and independent specialty shops is what makes upscale retail districts function successfully.  Once leasing is commenced, we will advise the community of our progress as much as possible.  
These remarks summarize the events of July 30-August 1 when the “Vision” discussed in Forum #3 was presented to the broader community.  On August 20, at 4:30 PM at City Hall, a “town hall” meeting will be held to preview the Bay Center redevelopment plan to the whole community.   The August 20 presentation will include some new information about the retail trade area and new sketch renderings to illustrate better the personality of the anticipated design. By the end of August, we are scheduled to submit our redevelopment plan in the form of a “Sketch Plan” to the city, and we will follow that as soon as possible with the first stage of a PUD application, called a Concept Plan.   We will post this information on our website www.wayzatabaydevco.com as soon as it is finalized.  Questions, comments and suggestions are welcome at any time by contacting me at 763 245 0962 or email neb@wayzatabaydevco.com.  
