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In an effort to reduce costs, the Near Northside Master Plan is being distributed to many
people using black and white images. |f you received a black and white copy and would like

to view the document in color, color copies are available at three locations in Minneapolis:

Sumner Library
611 Emerson Avenue North

Harrison Community Center
503 Irving Avenue North

Municipa Information Library in City Hall
350 South 5™ Street
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EXECUTIVE SUMMARY

l. INTRODUCTION

In November 1998 the Near Northsde Implementation Committee issued a Request for Proposals
(RFP) to sdlect a lead developer to “assst in the creation of a mixed-use, mixed-income, high-amenity
community on the near northside of Minnegpalis’.

In April 1999, the Near Northsde Implementation Committee recommended McCormack Baron &
Asociates, in partnership with Legacy Management and Development Corporation, as lead devel oper
and in July 1999 City Council gpproved a Magter Planning Agreement. In a separate RFP process, the
City of Minnegpolis sdlected ateam led by SRF Consulting Group, Inc. for design of open space and
infrastructure for the dte in August 1999. In September 1999 the two design teams came together to
begin a sx-month collaboraive mager planning effort, which included extensve community
participation. The results of the master planning process are summarized in the following report. Other
supporting documents to the Master Plan sich as the Market Study, Minority/Women Business &
Employment Participation Plan, Marketing Plan, and Operation and Management Strategy, are available
as appendices to the document (see Appendix).

. HISTORY OF THE S TE

The Near Northsde Master Plan Site, located in the heart of the city and close to mgor trangportation
routes is located in the historica floodplain of Bassett Creek (see Figure 1). The Ste has seen many
changes — from swampy creek bed, to downtown neighborhood, to the first public housing development
in Minnesota.

Much of the site is located in a buried valey that was formed by glacid mdtwaters and filled over time
with ungtable soils, including sands, dlts, clays and organic materid. At the time Minnegpolis was
established, Bassett Creek meandered through the area with tributary streams, spring-fed ponds,
marshes, floodplain forests and meadows (see Figure 2). In the early decades of the 1900's, the creek
was routed underground while housing and commercid buildings were constructed on fill placed over
the ungable soils. Many of the early houses were then razed in the 1930's for multi-family
developments that were acquired for public housing.

The Near Northsde evolved early in the 1900's as arelaively compact and cohesive neighborhood on
the edge of downtown Minnegpolis. The four public housing developments - Sumner Field Homes
(congtructed 1935), and Olson, Lyndde and Glenwood (al congructed in the late 1950's) were
developed within the traditional fabric of streets and land uses in the community. In the 1960's,
however, the blocks immediately west of Sumner Field were combined into a superblock, which now
contains Bethune School and Park, Phyllis Wheatley Community Center, Cecil Newman Plaza
apartments, Park View Apartments, Siyeza Corporation, and Fraser Head Start Center (see Figure 3).

Minneapolis Near Northside Master Plan 1



In 1992, the public housing developments were the target of a 1992 lawsuit, Hollman vs. Cisneros.
As part of the Hollman vs. Cisneros Consent Decree, the work of a community-based focus group in
1996 resulted in a st of recommendations for the St€'s re-use.  These recommendations were
developed into an Action Plan, approved by the Minnegpolis City Council in 1997 and clarified by the
April 1998 Agreement Regarding Plaintiffs Objectionsto

Action Plan for Sumner-Glenwood Redevelopment that guides the newest tranformation of this
neighborhood. The Development Framework for the Near Northside areaimmediately surrounding the
Action Plan site was gpproved by the City Council in September 1998.

1. THE PLANNING PROCESS

The 1997 Action Plan set gods for the trandformation of the dte into a stable, mixed-income
neighborhood that would lessen the concentration of poverty, provide incentives for grester sdf-
aufficiency of its low-income residents, and support the viahility of this new neighborhood by connecting
it in meaningful ways with the surrounding community (see Figure 29).

In this spirit, the design team, led by Urban Design Associates and SRF Consulting Group, Inc., using
the design principles of the Action Plan, the neighborhood design principles and “New Urbanism”,
actively engaged the residents of public housing, the Northside community, civic and community leaders,
Minnegpolis Public Housng Authority (MPHA), Minnegpolis Community Development Agency
(MCDA), other loca agencies and indtitutions, and local government leaders in the design process. A
series of public meetings, individual working sessons with key groups and Implementation Committee
mesetings were held throughout the design process to ensure that the collected concerns and aspirations
of al of these constituencies were addressed in the design process.

These ongoing sessions culminated in an intense, weeklong design workshop hosted by McCormack
Baron/Legacy Management, the City of Minnegpolis and the design teams that resulted in a preliminary
Master Plan. This preliminary Master Plan was presented to over 200 people on December 11, 1999.
Basad on comments and feedback from the community, the Implementation Committee and the City of
Minnegpolis, the plan was refined and presented a a community meeting on January 27, 2000 to over
350 people. The Master Plan was presented to the City Council for adoption on March 24, 2000 and
was unanimoudy gpproved with minor recommendations.

IV.  MASTER PLAN CONCEPTS

The Near Northsde Master Plan explores the creation of an attractive and sustainable urban
neighborhood in the Near Northside, on the doorstep of Minnegpolis s downtown area. The god of the
plan is to rebuild a mixed-income, mixed-densty, culturdly diverse, amenity-rich neighborhood based
on some of the best Minnegpolis neighborhood traditions. By reconfiguring and reconnecting the
dreets, cregting a network of traditional, resdentidly scaled blocks and neighborhood parks, the
Master Plan connects this once isolated public housing development to the surrounding community and
the larger city.

Minneapolis Near Northside Master Plan 2



Within the Near Northsde Master Plan there are three key design concepts. The first builds on the
principles of providing a mix of housing types and designing for socid integraion. Cleared land on the
Near Northsde site will be replaced with a mix of garden style buildings, townhouses, duplex units,
carriage houses and single-family homes. These units will provide both renta and for sale opportunities
to residents at avariety of price points.

The proposed development includes 900 new mixed-income units built in the style of the Minnegpalis
neighborhood tradition and “New Urbanism”. To be built in four phases, approximately 440 units are
rental, 360 units are for home ownership, and 100 units are for elderly public housing resdents. 200 of
the rental units will be Hollman public housing replacement units. A mixed- income strategy will be used
which incorporates the public housing into this revitdized community. The public housing units will be
mixed within buildings with other low income and market rate renta households and the units will be
indigtinguishable from one another.

The second overdl design concept is the creation of a street network that complements the park system
and links the dite to adjacent neighborhoods. Reconfigured dtreets creste a network of traditional,
resdentialy scaled blocks and neighborhood parks. The Master Plan dso extends the Street grid from
the Oak Park area to the west of the dte, through the Superblock, to link the ste to the adjacent
neighborhood. A new frontage road and community green will replace the existing twelve-foot high
concrete wal dong Lyndde Avenue and will act as anew front door to the Near Northside site. Olson
Memorid Highway is aso dated to receive a mgor facdift. The proposed reconfiguration, with design
features drawn from Summit Avenue in S. Paul, will widen the median and add curvature to the
roadway. The intent is to dow traffic, create a forma green gateway to downtown, and cregte an
address for the neighborhood.

The third design concept creates a strong parks and open space system that provides linkages to
adjacent amenities, creates qudity housing addresses around an open space network, and designs for
sugtainability. A new north-south boulevard extends through the heart of the Ste and provides a focus
for community activities. As the centerpiece of the magter plan framework, the proposed boulevard
cregtes a picturesque address for hundreds of mixed-income housing units and connects the Master
Plan dte south through Bassett Creek Vadley to the Parade area and south Minnegpolis. A pair of
feature parks, one north and one south of Olson Highway, build on the boulevard framework and create
more intimate neighborhood places. The new parkland will offer resdents and vistors a diverse mix of
active and passve recreationa opportunities, from walking and biking trails to ponds, meadows and
lawns,

Findly, amenities must be in place to attract and serve returning and new residents and visitors to the
aea. Many drong community assets and amenities dready exist and can be built on. They include
Sumner Library, the city and regiond park system, the regiond street network, the surrounding Harrison
and Near North neighborhoods, proximity to downtown employment centers, International Market
Square, neighborhood community centers, and a network of neighborhood schools. Proposed new
amenities include new and enhanced parks with culturd and recreationa activities, the north-south
boulevard with water features and waking and biking trails, a rdocated Summit Academy OIC, and a
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new multi-culturd center, which will house an interpretive center that captures the rich culturd history of
the aea.  The Magter Plan encourages the future development of new neighborhood retail aong
Glenwood Avenue a the southern edge of the Master Plan site, which would dso be a tremendous
resource for the entire community.

V. IMPLEMENTATION PROCESS

Initid cost estimates for the proposed redevel opment tota approximately $198 million in current dollars.
The two largest items are housng and public improvements.  Public improvements, which include
streets, sdewaks, utilities, parks and the new north-south boulevard, are estimated a approximeately
$48.8 million and will be borne by the City of Minnegpalis. The development budget for the 900
housing units is etimated a $123 million and includes the following sources of funding: private sector
funding is esimated a $75.2 million (61.1%), $12.0 million will be a mix of public and private funds
(9.7%), and the baance of $35.9 million (29.2%) will be from HUD development funds (Hollman
settlement funds) or requested in HUD HOPE VI grant funds.

The Near Northsde Revitdization Plan envisions four mgor phases of development as shown in Figure
89. The firg two phases are planned to occur north of Olson Highway. The last two phases are
planned south of Olson Highway. A sSx to eight year build-out is anticipated and is contingent upon the
timing and availability of funding sources. Infrastructure work for the first phase is anticipated to begin in
late 2000 with housing condtruction beginning in spring 2001.

Minneapolis Near Northside Master Plan 4



THE PLANNING PROCESS

l. DOCUMENTATION OF THE PLANNING PROCESS

The Near Northside master planning process was carried out in three phases.

Phase | Dataand Andysis
Phase |1 Alternatives
Phase 1| Find Plan

A large public meeting was hdld at the Harrison Community Center during each of the three phases.
Between 200 and 350 people from the community attended each of these mestings.

There were two consulting teams who worked in paralel and in coordination: Urban Design Associates
(UDA) was responsible for the Master Plan and residentid design; a team led by SRF Consulting
Group, Inc. (SRF) was responsible for open space and infrastructure design. Design workshops were
scheduled in Minnegpolis throughout the process where the staffs of both firms and their subconsultants
worked side by side.

Phasel: Data and Analysis(October and November 1999)

During Phase | the consultants visited and photographed the site and collected “hard” data, such asland
use, zoning, topography, parks, adjacent project plans, historic data, traffic information, demographic
and economic data, and geotechnical reports.

One of the most important tasks in Phase | was setting up roundtable discussons with key individuas,
and diverse and representative stakeholder groups, such as public housing residents, adjacent
neighborhood residents, educationd ingtitutions, socid service providers, business persons, and others
to learn firsthand their perceptions of the issues, the assets and lighilities of the Near Northside site, and
their vison for future uses. There were atotal of 23 roundtables and 7 interviews. At each roundtable
and interview the following three questions were asked: (1) what are the assets of the neighborhood; (2)
what are the liahilities of the neighborhood; and (3) what is your vison for the neighborhood when it's
completed.

Over 250 people attended the firg public meeting held a the Harrison Community Center on
November 17, 1999 (see Figures 4 and 5). At this meeting the same three questions outlined above
were asked in small breskout groups to gain further input from the public and stakeholders who were
unable to attend the roundtable discussons. The comments from the interviews, roundtables and the
November 17" breskout groups are summarized later in this section of the report.
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The two consultant teams then prepared base drawings, andyss diagrams, technical memorandums,
and other urban design and engineering analyses to document and summarize the issues.

Development Strategies, Inc. was engaged to carry out a market study to determine the residentia and
commercial demand, price structure, absorption rates, and development mix for the Master Plan area.
The market sudy began with Development Strategies vidting the Ste and the metropolitan area to
gather background information and evaluate comparable housing developments. To determine market
perceptions of the Master Plan ares, a large attitudina survey of people employed in the downtown
area was conducted along with severd focus group interviews of downtown workers, as wdl as city
and suburban residents.

The design team consultants met periodicaly with the Implementation Committee, City staff and the
Staff Steering Committee to report on progress to date.

Phasell: Alternatives (December 1999)

The mgor task in Phase Il was a five-day design workshop or design charrette in Minnegpolis from
December 7, 1999 to December 11, 1999. The design teams set up the workshop at International
Market Square on Glenwood Avenue. The workshop involved intense working sessons with the
design teams and client group, a second round of mesetings with the persons from the twenty-three
roundtables, and a second public meeting.

Alternative schemes were devel oped and tested againgt the program and aso reviewed for financid and
market feasbility by the developer, McCormack Baror/Legacy Management, and the City. A 1'=20
scale modd of the Ste was prepared and many aternatives were tested on the modd. The workshop
was open at two scheduled times for the generd public to observe the work in progress. Early in the
workshop week, amedia briefing was held to help publicize the public meeting.

At the end of the design workshop week, a public meeting was held a the Harrison Community Center
on Saturday morning, December 11, 1999. The consultant team presented information on the Phase |
Daa and Andyss and showed dides of the prdiminary Master Plan developed during the design
workshop week. After the forma presentation, the two hundred plus attendees broke out into eight
smaller groups to discuss what they liked and did not like about the preliminary plan (see Figures 6 and
7). A summary of those commentsis presented later in this section.

The same presentation was made a the Harrison Community Center on January 12, 2000 to public
housing residents who had been unable to attend the December 11, 1999 public meeting. Their likes
and didikes were also recorded and are presented later in this section.
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Phaselll: Final Plan (January to March 2000)

Based on the direction received from the public meetings, the Near Northsgde Implementation
Committee, and from city staff, the consultant team prepared afind draft of the Near Northsde Master
Man. A joint UDA/SRF working sesson was held to refine the Master Plan’s urban design, the open
pace, and infrastructure plans.

The find draft Master Plan, including a draft housing plan and phasing plan, was presented at a public
meeting on January 27, 2000 at the Harrison Community Center. Over 350 persons attended (see
Figures8 and 9). Input from this meeting is presented later in this section.

On the day following the public meeting, the consultant team met with the Implementation Committee to
review the find draft Master Plan and discuss the results of the public meeting. Based on the input from
the public meeting and the Implementation Committee, and ongoing discussons and coordination with
city staff, the consulting team prepared the find Master Plan for adoption by the relevant agencies.

The fina task was to present the plan for review and/or gpprovd in the month of March 2000 to the
following entities:

- Near Northside Implementation Committee

- Minnegpolis Planning Commission

- Minnegpolis Park & Recreation Board

- Minnegpolis Public Housing Authority

- Minnegpolis Community Development Agency

- Minnegpalis City Council

The Minnegpolis Near Northsde Master Plan was officialy presented for adoption by City Council on
March 24, 2000. City Council approved the Master Plan unanimoudy with minor recommendetions.

I[l. SUMMARY OF INTERVIEWS, ROUND TABLESAND COMMUNITY MEETINGS
Summary of Roundtables and November 17, 1999 Community Meeting

An essentid dement of the planning process was for the consultant team to become immersed in the
issues of the neighborhood and the Hollman Consent Decree process to date. This was accomplished
by scheduling interviews and roundtable discussons in October and November with the stakeholders,
such as the plaintiffs and defendants of the Hollman case, locd residents, businesspersons, social service
providers, educators, rdigious leaders, and city officids. All were asked the same three questions.

what are the assets of the neighborhood; what are the ligbilities; and what is your vison for the
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neighborhood in five or ten years when it is completed?  The roundtables were reconvened in
December during the design workshop.

The roundtables accomplished three objectives. fird, they educated and sengtized the consultant team
to the issues, second, they introduced the consultant team to the stakeholders and residents; and third,
they actively engaged people from the community in the master planning process.

Bdow is the summary of the of 23 roundtable meetings and interviews, plus the public meeting held at
the Harrison Community Center on November 17, 1999, involving hundreds of individua responses.
The summary items are listed in rank order based on the number of responses for each category.

Assets and Good Things

1

2.

SIS

People and the Community: Reslient, stable, energetic, long-term, red, live here by
choice, strong warriors

Location: Close to downtown, freeways, transit, Waker/Guthrie/Loring, parks, Farmer’s
Market

Existing Neighborhoods: Historic housing stock, parks, trees, affordable housing, owner-
occupied housing

Social Diversity: Racia, economic, generationa, recent immigrants

Schools: Public and private schools (K-12), pre-school/daycare, job training

Institutions: Sumner Library, Glenwood/Lyndde Community Center, Phyllis Whestley,
KMOJ, churches, others

Rich cultural history and identity: Scandinavian, Jewish, African American, Native
American, recent immigrants

Potential to make something special happen: Hollman Decree, cleared land, interest by
foundations, housing demand, community assets

Liabilities and Bad Things

1

N

o N

Negative perception, image: Portrayd by media, stigma, dumping ground,
crime/drugs/gangs reputation, redlining

Isolation: Freeways as a barrier, industrial land, not connected to the south, poor transit
Lack of retail: Grocery store, cleaners, gas stations, restaurants, entertainment,
hardware, others

Social problems: Crime, drugs, concentration of poor people, liquor gores,
unemployment, transience

Distrust, alienation, and suspicion: Racism, disinvestment, disengagement, uncertainty,
loss of affordable housing

Olson Memorial Highway: Barrier between neighborhoods, dangerous for children and
seniors, loss of trees

Pollution: Air, soil, water, noise

Missing amenities: Neighborhood parks and playgrounds, cultural center, water feature,
Street lighting

Vision: The Neighborhood in Five Years

1

Mixed- income: Seamless and invisible incluson of low income to upper income housing
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10.

11.

13.

Multi-cultural: All areincluded, welcomed, honored

Mixed- density housing: Single family, townhouses, condos, renta apartments,
affordable, senior housing

Extension and support of adjacent neighborhoods: Traditiona design (porches, dleys,
historic styles, children on the sidewalks, urban)

Vibrant retail: Grocery store, restaurants, services, movie theater, coffee shops, and
more

A new image: The best place to live, family oriented, uniquely diverse, safe, amenity rich,
connected

Green: Boulevard, parks, trees, uncover Bassett Creek, water feature, bikeways,
sustainability

Opportunity: Educational, vocational, entrepreneurial, a “learning campus,” home
ownership

Connections: Boulevard to South Minneapolis, regional park links, better transit, Farmer’s
market, “wired”

Community Center: Multi-cultural, African American heritage, arts, sports, youth
programs, socia services

Quality: Good materids for housing and landsceping, aesthetically pleasing, well
maintained

Olson Memorial Highway as a boulevard: Camed traffic, planted median, safe for
pedestrians

A national example: Diverse cultures preserved and celebrated, public housing knitted
into the fabric, a process of inclusion, ingstence on quality, heroic story of surviva and
rebirth

Summary of Community Meetings
Public Meeting held December 11, 1999

On December 11, 1999 over 200 people attended the second community meeting to see the
preliminary drawings and ste plans. Below is a summary of the comments from the eight breskout
groups held after the presentation. Each breakout group numbered between 20 and 30 persons. The
summary items are listed in rank order based on the number of responses.

What did you like about the presentation?

1
2.

~ W

© 0N O

The entire design: Cohesive, caming, gateway to the Northside, urban, traditiond design
North-south boulevard: Connections to north neighborhoods, Guthrie/\Wa ker/Parade,
downtown

Parks and green areas: Parks, playgrounds, trees, Sumner Field, fingers of green, trails
Olson Memorial Highway: Reduced lanes, safe for pedestrians, trees in median, light rail
trangit, curve or “wiggle’

Water features. Bassett Creek opened, ponds

Amenities: Gathering places, schoals, arts, retail

Traditional design: Small lots, porches, Minnespolis architecture, street grid

Mixed- income, density: Housing for al incomes and life styles

Glenwood retail: “Main street”, mixed- use, grocery store
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10. Lyndale Avenue redesign: Neighborhood scaled street, new residential address, buffer
from expressway
11. Sensitivity to adjacent areas: Neighborhoods, Bassett Creek
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What did you not like about the presentation?

There were two overwhelming concerns about the presentation:

1

2.

North-south boulevard stops short of Plymouth: New boulevard must connect to
neighborhoods to the north

Not enough information provided on housing: Number of units, unit mix and density,
rental rates, and purchase prices

The following concerns were also voiced, but with less frequency and intengity:

No pedestrian bridge over Olson Highway

Housing for displaced public housing tenants not sufficiently addressed

Not enough single family housing shown

Need better connections to the south

Individual miscellaneous concerns not addressed: Transit, lighting,
dislocation of residents and businesses, east/west connections, Olson still a
busy highway, crime prevention design, intergenerational housing

akrwpdE

What would you change: what ideas to explore?

wnN

o U1~

Housing detail needed: Number of units, unit mix and density, rentd rates, and purchase
prices

Extend north-south boulevard to Plymouth

More focus on adjacent neighborhoods: Opportunities for infill, rehabilitation, parks,
trals

Consider West Broadway a resource: Retail, service, jobs

More emphasis on transit: Connections to jobs, education, culture

Srengthen east/west connections:. To neighborhoods, Wirth Park, farmer’'s market,
Mississppi River

Other ideas: More single family housing, sustainable design, include minority contractors,
aleys, intergenerational housing, crime prevention design, grocery store, new church

Meeting with Public Housing Residents January 12, 2000

Some public housing resdents were unable to attend the December 11, 1999 public meeting 0 a
separate meeting was scheduled for January 12, 2000 a Harrison Community Center. McCormack
Baron and UDA presented the same dide show that had been shown at the community meeting,
explained the preiminary magter plan and asked the same three questions.

What did you like about the presentation?

NS o

The whole plan looks beautiful

Stores on Glenwood Avenue with housing above
New senior housing

Low-income housing
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5 Home ownership

6. New boulevard

7. Parks

8 Ponds

9. Welcoming, friendly design

10. Style of housing (traditional, familiar)
11. Olson Highway redesign

12. Bassett Creek uncovered

What did you not like about the presentation?

Nothing

Lack of specifics about jobs

Lack of specifics about housing: type, number, location, price

Would like more single family houses rather than duplexes and townhomes
Not enough retail

Curving Olson Highway

Ponds and creek will attract children -- danger of drowning

Noar~wWwdNRE

What other ideas do you have?

1 Neighborhood police station

2. Community center with a gym — activities for adults and children; place that
understands and accepts different cultures; place where elders can observe
rituals and ceremonies

3. Employment center

4. More and better schools for children and adults

5. Include variety of religious institutions, mosgque for Muslims, etc.

6. Include fishing in the ponds

7. Water related recreation

8. Benches in the parks

9. Art in the parks

10. Many designated community gardens

11 . Mary’ s type housing (small back yard with privacy fence, safety for elders)

12. Balconies for senior housing

13. Include flowers

14. More TV cable capacity

15. Keep it clean -- no litter permitted

Public Meeting held January 27, 2000

Over 350 people atended the third community meeting a which the find draft Master Plan was
presented. Below is a summary of the comments from the six breakout groups, which met after the
Master Plan presentation on January 27, 2000:
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What did you like about the presentation?

1 The housing plan: diversty of incomes, spread of price points, mix of rentd and
ownership, number of affordable units.

2. The layout and scale of the houses.

3. The location of senior housing: near Olson Highway and Lyndale Avenue

4. The overall neighborhood design and character.

5. Recognition of the need for a community/cultural center: including incorporation with
Sumner Library expansion.

6. Community garden plots.

7. Open space plan: water features, pedestrian and bike paths, connections to park system.

8. Connecting the north-south boulevard to Plymouth Avenue.

What did you not like about the presentation?

1 Relocation of Church and community center: relocating Prince of Glory Church and the
sarvices in the Glenwood Lyndale Community Center, including the clinic and KMOJ.

2. The boulevard connection to Plymouth: does not adequately connect the redevel opment
to the rest of the Northside.

3 Housing: mix istoo heavily weighted toward rental, more ownership is needed.

4. Five bedrooms: no specifics on the number of dwelling units with five bedrooms.

5. The number of units: should increase to 900.

6. Need more than 200 public housing units: the plan does not adequately address housing
needs for people displaced.

7. The income levels are too high: working low-income people will not be able to live in the
development.

8. No plan for retail development.

9. Need more clarity on employment opportunities for minority businesses.

10. Location of garden plots: not shown on the plans.
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MASTER PLAN

l. PRINCIPLES FOR NEIGHBORHOOD DESIGN
Action Plan Summary Principles

The Action Plan for Redevelopment of the Sumner Field, Glenwood, Lyndale, and Olson Public
Housing Devel opments and Adjacent Land was adopted December 12, 1997. The planning process
involved two Focus Groups, one for the Sumner Fidd area and one for the Glenwood/Lyndale/Olson
aea. The Focus Groups were diverse, including public housing residents, adjacent neighborhood
resdents, Hollman Consent Decree plaintiffs, and others. Staffing for the Focus Groups was by various
city agencies, the University of Minnesota Design Center for American Urban Landscape, and Legd
Aid.

The Action Plan was based on the recommendations of the Focus Groups and a planning framework
developed by city and county departments and other agencies that have a stake in the redevel opment of
the area. There were adso two other advisory groups, one on housing development issues, and one on
commercid development issues.

From the Action Plan planning process five guiding principles were adopted:

Connections: There is a need for connections from the Near Northside to other neighborhoods,
especially to the west and south.

Housing Design and Types. Housing should be built on the better soils on the site. It must be
mixed-income housing. Design must emphasize defensible space and safety. Buffers should be
provided between housing and non-compatible land uses.

Open Space: Open space should be created on the worst soils in the area. There should be links
between the open space and Bethune School.

Commercial Uses: Commercia and retail uses should be explored for the Olson/Lyndale area,
including the idea of an ethnic/cultural marketplace.

Institutional and Social Services Uses: Ingtitutiona uses should be encouraged as well as similar
educational, job training, and socid services.

Urban Design Principles

Prior to the design workshop in December 1999, the consultant team developed urban design
principles, which built on the Action Plan principles and observations from the physica andyss and
roundtable discussons. These urban design principles had degp resonance from within the community
and were largely derived through the open planning process. The principles were further refined and
vdidated in the public meetings of December 11, 1999, January 12, 2000, and January 27, 2000.
These principles then become the standard by which the physical designs and the development program
are evaluated.
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The Master Plan god was to rebuild a mixed-income, mixed-dengty, culturdly diverse, amenity-rich
neighborhood based on Minneapoalis traditions. The urban design principles to obtain the god were:

1 Provide stes for a mix of housing types. single family houses, townhouses, low-rise
apartments, senior citizen housing
2. Design for socid integration: mix market, affordable, and public housing units seamlessly

throughout the neighborhood and design to the same quality for al housing types such that
income digtinctions are invisble

3 Create a new neighborhood image and quality housing addresses around an open space
network that includes. neighborhood parks and playgrounds, water festures, and
landscaped boulevards in the Minneapolis Grand Rounds tradition

4. Encourage new and support existing essential neighborhood amenities. retail and services,
education and training, multi-cultural community center, socia services centers, and public
art

5. Build a supportive, pedestrian friendly street framework: incorporate a modified street

grid network that includes curvilinear streets, construct a north-south boulevard, change
the character of and reduce excessive speeds on Olson Memoria Highway, and
reconnect Lyndale Avenue to the neighborhood; provide opportunities for alternative
modes of transportation;

6. Provide linkages. to downtown, to the Waker/Guthrie/Parade area, to the regional park
system, to adjacent neighborhoods, and to employment

7. Design for safety: provide defensible space, and design for “eyes on the street”

8. Design within the historic context: to Minneapolis traditions, to Near Northside traditions
and to ethnic traditions

9. Design for sustainability: clean up the site and its soil, design environmentaly “green”

buildings, treat and retain storm water on site, daylight a portion of Bassett Creek, and
provide life cycle housing for al family styles, ages, and incomes

10. Integrate storm water management: into the urban fabric and “harvest” storm water to
create high quality neighborhood amenities.

. URBAN DESIGN ANALYSIS

The UDA design team prepared a series of andytical drawings focusing on the Near Northsde
neighborhood and its surrounding context. These drawings are referred to as “X-rays’ because they
describe specific layers of information. These drawings graphicaly represent the site in the context of
both the city at large and the more intimate neighborhood scale.

Figure 10: City Scale Highways and Arterials While the neghborhood is in a srategic location
and has access to adjacent freeways and arterids, it is bisected by heavily-traveled Olson Memorid
Highway and cut off from downtown by interstate I-94.

Figure 11: City Scale Streets: The street grid diagram shows the north/south street grids of the
neighborhoodsin the City. Unique to the neighborhood is the intersection of both the strong north- south
grid, typica of the adjacent neighborhoods to the north and west, and the rotated grid of downtown
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(oriented to the Missssippi River). This feature results in unique intersections, such as Seventh Street
North, and Plymouth and Lyndae Avenues. The street grid in the project area gppears fragmented by
highways, large indudtrid and inditutional uses and superblocks.  Serious deterioration of the grid is
evident asit nearsthe site,

Figure 12: City Scale Parks and Open Space: The Near Northside neighborhood is tantaizingly
close to Minnegpolis unpardlded Grand Rounds open space network, which includes the Chain of
Lakes, Minnehaha Parkway, Wirth Park and the Mississippi River, but there are no bikeway or trail
connections as esewhere in the city.

Figure 13: City Scale Residential: The project area is located on the southern edge of the Near
North neighborhood (amost like an idand) surrounded by highways and industrid uses on three Sides,
its edges are eroded and vulnerable to further decline. The dite is close to downtown Minnegpalis, but
is perceived to be far away.

Figure 14: City Scale Industrial Uses and Rail Lines: Asindudry followed the ral/highway
corridor, it continued to erode the residentia fabric of the neighborhood from nearly al sdes.

Figure 15: Neighborhood Scale Topography: The neighborhood occupies the lowlands and
wetlands of historic Bassett Creek Valley.

Figure 16: Neighborhood Scale Parks and Open Space: Richly endowed with bcal parks and
recreation services, the site dso enjoys reasonable proximity to the Mississppi River, cultural amenities,
and the Grand Rounds park system, yet it is not connected locally.

Figure 17: Neighborhood Scale Highways and Arterials: Cut off fom south Minnegpolis and
downtown Minnegpolis by the interstate system, the dte is sculpted, confined and divided by the
network of highways.

Figure 18: Neighborhood Scale Streets. On closer examination, the broken sreet grid is more
apparent. Before the public housing was built (pre-1937) the traditiona street grid extended east to
Lyndale Avenue and beyond. The congtruction of 1-94 to the east, the development of the superblock,
and suburban style cul-de-sac devel opments to the north dl contribute to a discontinuous urban fabric, a
loss of pedestrian scale streets and aloss of traditionad Minnegpolis neighborhood scale blocks. Elegant
curvilinear dreets in the neighborhood grid fabric created by topography are ill gpparent in the
adjacent Oak Park area of the Near North neighborhood.

Figure 19: Neighborhood Scale Figure Ground: The building coverage analyss shows the stark
contrast between the fine grain houses in the adjacent neighborhoods and the large-scde indudtrid
buildings to the east, north, and south. The superblock and its large ingtitutiona and industrid buildings
separate the project site from the historic Oak Park area of the Near North neighborhood, while the
Plymouth Avenue light industrial redevelopment separates the project site from the neighborhood to the
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north. Therall yards and the interstate sever routes, which would otherwise provide connections to the
eastern and southern quadrants of the city.

Figure 20: Neighborhood Scale Industry and Railroads: The industrid land and building x-ray
further emphasizes the formidable edge problem of the neighborhood caused by large-scde indudtrid
uses butting up againgt potentia housing Stes.

Figure 21: Neighborhood Scale Commercial Uses. Since West Broadway is not within
convenient walking distance, the Near Northside is practicdly devoid of retal, with the exception of
isolated retail establishments aong Glenwood Avenue and Plymouth Avenue,

Figure 22: Neighborhood Scale Residential Patterns: While this andys's underscores the central
location of the project Site to the neighborhoods of Bryn Mawr, Harrison, Near North, and Willard
Hay, it dso illudtrates the separation of the neighborhood due to industrid uses, the superblock and cul-
de-sac developments within and adjacent to the Site.

Figure 23: Existing Streets. The lack of street connections between the site and the surrounding
area is quite evident, epecidly in the east-west direction in which most streets are cut-off or end in cul-
de-sacs.

Figure 24. Existing Parks and Open Space: Although close to Bethune Park and Sumner Field,
the Ste has no open space network to link these amenities.

Figure 25: Existing Building Coverage: Located between residentia fabric to the north and west
and large scale uses to the east and south, the action plan sSte is vacant except for a few inditutiona
USES.

Figure 26: Proposed Streets: A new interconnected network of streets creates resdential scae
blocks and links the site to adjoining neighborhoods.

Figure 27: Proposed Parks and Open Space: New landscaped boulevard links existing amenities
with the two new feature parks, water elements, and smaler scale parklets and greens.

Figure 28: Proposed Building Coverage: By restoring the traditional block pattern which once
exiged in this neighborhood, the new neighborhood becomes an extension of adjacent neighborhoods.

[11. DESCRIPTION OF MASTER PLAN
Master Plan Overview
The Near Northsde Master Plan envisons the creation of an dttractive and sustainable urban

neighborhood in the Near Northside, on the doorstep of Minnegpolis's downtown area. The Master
Pan grew out of the extensive public input, the principles for neighborhood design and the urban design
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andysis described in the firgt two sections of this report. The thrust of the plan is to build on strengths
while eiminating wesknesses. This approach focuses on exigting neighborhood assets, such as Bethune
School, Sumner Library and the strengths of the surrounding neighborhoods, as the starting point for
neighborhood revitaization.

By reconfiguring the dreets creating a network of traditiona, resdentidly scaded blocks and
neighborhood parks, this plan builds on these assets and connects this once isolated public housing
development to the surrounding community and larger city. The plan o provides an overdl framework
for development that will help link and support the separate revitdization efforts currently underway. If
the various efforts can begin to codesce around areas of common interest and need, the available
resources will then be able to leverage far more than any one or two projects now competing for the
same resources could achieve.

On Figures 29 — 36, aseries of perspective and Magter Plan drawings are shown adong with a detailed
explanation of the proposed housing, street framework, park and open space network, and other key
elements of the plan. The proposed Master Plan seizes the opportunity to creaste a new landmark
Northside neighborhood. The site boundaries are Humboldt Avenue to the west, Plymouth Avenue to
the north, Lyndde Avenue to the east, and Glenwood Avenue to the south. Revitdization activities
outside this boundary dso include infill and renovated housing in the neighborhoods to the west of the
Master Plan ste (Harrison and Near North), and encouragement of retail and commercid devel opment
aong Glenwood Avenue.

The framework for new development is based on the principles for neighborhood design presented
earlier in this section of the report. The god is to rebuild a mixed-income, mixed- densty, culturdly
diverse, amenity-rich neighborhood based on the best Minnegpolis neighborhood traditions.

Within the Near Northsde Master Plan there are three key design concepts. The first builds on the
principles of providing a mix of housng types and designing for socid integration. Cleared land on the
Near Northsde ste will be replaced with a variety of housing types, increasing security and defensible
gpace as wdll as bringing the areainto context with its surrounding neighborhoods.

The Magter Plan cdls for 900 new mixed-income units built in the style of the traditiond Minnegpalis
neighborhood and “New Urbanism”. To be built in four phases, gpproximately 440 units are renta, 360
units are for home ownership, and 100 units are for elderly public housing residents. 200 of the rentd
units will be Hollman public housing replacement units. A mixed- income srategy will be used which
incorporates the public housing into this revitdized community. The public housing units will be mixed
within buildings with other low income and market rate renta households and the units will be
indigtinguishable from one another.

Efficently and smply designed, the new units will be combined in a mix of garden style buildings,
townhouses, duplex units, carriage houses and single-family homes. These units will provide both rental
and home ownership opportunities a a variety of price points. The Master Plan will adso provide
options in terms of desirable addresses for the new housing from the new north-south boulevard, festure
parks and intimate townhouse squares, to Bethune School and Sumner Library. The new units will
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include front porches and windows facing the Street that promote safety through more “eyes on the
street”. In response to resdents requests, community gardens and tot lots will be included on each
renta block.

Participants in the public process asked that new buildings be desgned to fit in with the exigting
neighborhood context. By building on the areal s historic architectura heritage, such as the homes found
in the Near North, Harrison, and Bryn Mawr neighborhoods, the image and character of the Near
Northsde Master Plan will remain unique and contextua. New buildings will be congtructed to Pettern
Book guiddines, which control among other things, style, massing, compostion, and key detals and
desgn dements. These controls will ensure that the heritage of the area will be respected and
celebrated.

The second overdl design concept that is key to the Master Plan is the creation of a street network that
links the Site to adjacent neighborhoods and complements the park system. With the master planning
effort it is possble to reconfigure the streets and create a network of traditiond, resdentially scaled
blocks and neighborhood parks. The Master Plan extends the Oak Park area s Street grid through the
Superblock to link the Site to the adjacent context.

A new frontage road and community green will replace the existing twelve-foot high concrete wal dong
Lyndae Avenue. Essantid to the viahility of the new community, this linear community green will act as
both a new front door to the Near Northside and a buffer between

[-94 and the new development. Olson Memorid Highway is dso dated to receive amgor facdift. The
proposed reconfiguration, with design features drawn from Summit Avenue in St. Paul, will widen the
median and add curvature to the roadway. The intent is to dow traffic and create a forma green

gateway to downtown while maintaining existing and projected vehicular capacity.

The new dtreet pattern will dow neighborhood traffic and discourage cut-through commuter traffic.
Streets will be fronted by resdentia front doors and outdoor space will be defined as ether public or
private to discourage loitering. Pedetrian traffic will thus be channded dong public dreets, which in
combination with front porches and a connected street network will encourage residents to know their
neighbors.

All proposed dtreets will feature street trees, Sdewaks and pedestrian scale dtreet lighting.  On-gSite
parking will be supplemented by ondreet parking. Street infrastructure improvements will include
repair and resurfacing of adjacent and perimeter Ssdewaks and streets in poor condition. Additiond
Street trees, utility replacement and/or repairs and street lighting will aso be added to these dtreets as

appropriate.

The third design concept creates a strong parks and open space system that provides linkages to
adjacent amenities, creates quality housing addresses around an open space network, and designs for
sudtainability. A new north-south boulevard that includes water features, sitting areas, and waking and
biking trails will extend through the heart of the Ste and provide a focus for community activities. Asthe
centerpiece of the master plan framework, the proposed north-south boulevard creates a picturesque
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address for hundreds of mixed-income housing units and connects the Site south through Bassett Creek
Valley to the Parade area and south Minnegpolis.

A pair of feature parks, one north and one south of Olson Highway, build on the boulevard framework
by cresting more intimate neighborhood places. Most parks will be wrapped by perimeter Streets to
alow unobgtructed views into and through the space. Together, the north-south boulevard and feature
parks will act as an extenson of Minnegpolis open space network into and through the ste. The new
parkland will offer resdents and visitors a diverse mix of active and passive recregtiona opportunities,
from walking and biking trails to ponds, meadows and lawns.

The form of the open space design is aso linked to the idea of daylighting Bassett Creek and building
pakland on the wors soils. The daylighted creek will run north within the boulevard median
supplemented with sormwater runoff after the runoff has been naturdly trested to remove criticd
pollutants. The creek will divert east a Sumner field and rgjoin the Bassett Creek tunnd. Sumner Fied
marks the location of some of the worst soils and will be redevel oped as the north feature park.

Finaly, amenities must be in place to attract and serve returning and new residents and vistors to the
area. Many strong community assets and amenities aready exist and can be built on, suchas. Sumner
Library, the park system, the surrounding Harrison and Near North neighborhoods, the Site's proximity
to downtown employment centers, Internationd Market Square, neighborhood community centers, and
a network of neighborhood schools. Proposed new amenities will include the new and enhanced parks
with culturd and recregtiond activities, the north-south boulevard with water festures, a relocated
Summit Academy OIC, and a new multi-culturd center, which will house an interpretive center that
captures the rich cultural history of the area. The Master Plan encourages future development of new
neighborhood retall dong Glenwood Avenue and support of exiding retal, which would be a
tremendous resource for the entire community.

Housing

Houses smilar to those in the adjacent Northsde neighborhoods will be congtructed within the street
framework, replacing the public housing ste's former barracks-style buildings. The new units will be a
combination of garden style buildings, two, three, four and five bedroom townhouses, duplex units, and
cariage and single-family houses—al with the look of modest single-family homes. These unit types will
be interspersed throughout the ste. The architecture of these buildings will include a number of
traditiond styles. Overdl, the character of the houses will be comparable regardless of whether the
units are renta or ownership, subsdized or market rate. The result will be adiversty in style and size of
houses comparable to those in Minnegpolis's best traditiond neighborhoods, even though the units
themselves will be compact and cost-efficient (see Figures 37-53).

Off-street parking will be accommodated at grade, below buildings and in detached garages. The rule of
thumb is that each block must support a a minimum its own resident parking requirements of 1.25
spaces per unit. Mogt units will have at least one enclosed parking space and access to adjacent on-Ste
surface spaces.
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New units will be equipped with washer/dryer hookups, plenty of closet space and first floor
bathrooms. In generd, both renta and for sde unit interiors will be designed and built to be at the same
gtandard of quality as market rate units e sewhere in Minnegpoalis.

“Homebuilder” techniques will be used to maximize livability within tight cost condraints. While
providing cost-effective unit condruction, this gpproach creates an architectura means tha will
overcome the higtoric isolation of the area and create the kind of neighborhood image essentid to
attracting people who have housing choices available to them.

Accessbility and Visitahility

The Magter Plan is designed to be in compliance with The Architectural Barriers Act (1968), Section
504 of the Rehahilitation Act (1973), The Fair Housing Act of 1968 (as Amended), The Americans
with Disabilities Act (1990), ANS and UFAS, and dl applicable district and local codes. When
national standards differ from each other or from the loca codes, the more stringent requirement will be
followed.

Throughout the Ste a minimum of 5% of the rentd units will be designed to be accessble to mobility-
impaired individuals and an additiona 2% will be desgned to be accessible to the visud and hearing-
impaired. All firg floor rentd units will be Fair Housng accessible. To promote greater housing choice,
5% of dl one-story for-sae units (or 5% of gpproximately one fourth of the total for-sde units) will dso
be offered as accessible to mobility-impaired individuds. Another 2% of these one-gtory for-sde units
will aso be adaptable to visud and hearing-impaired individuas.

Great care has been taken to diminate physical barriers at the Site such as dopes and their associated
gte steps. The property will be partidly re-graded to eiminate abrupt grade changes, and to provide
accessible pathways to buildings and units. Additionaly, exterior tot lots and public play areas will be
desgned to dlow mobility-impaired individuas to utilize these amenities and each will be on an
accessible route within the block. Public buildings will be entered at grade and will be characterized by
barrier-free design.

Achieving a vigtahility sandard across the Ste is a further god of this plan. In dl of the above units, a
least one entrance to the units will be at grade and gpproachable by a paved accessible route. Where
possible, accessible front entrances will be provided. All unit entry and interior passage doors (renta or
for-sde) on thefirg floor of the above unitswill be aminimum of 2 feet 10 inches wide.

Soil Considerations

Soil condderations contributed strongly to planning decisons for both land use and building type.
During the magter planning process, pre-existing soils information was supplemented with additional
testing and andyss. The areas most problematic for condruction and sructurd integrity will primarily
be used for park and open space areas (see Figure 54). Where necessary, dternative foundation
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systems such as raft/basement foundations, piers or piles will be used for aminima number of structures
in problemétic or margind soils.

For nearly dl the redevelopment area, former land uses that warranted environmenta testing resulted in
aminima amount of contamination. Two Stes north of Olson Memorid Highway were determined to
have fud oil contamination as shown in Figure 55. Ground-digturbing activities such as grading or
foundations will necesstate remediation, and a number of on-ste or off-site methods are possible.
There are potentid former dry cleaner and service station sites south of Olson Memorid Highway that
gtill warrant further testing, and this will be accomplished later during the spring of 2000.

Street Framework

One of the defining elements of this new neighborhood is a strengthened street network that supports
housng, ingtitutions, parks and re-establishes strong connections to the surrounding street network (see
Figure 56). The sreet framework utilizes a modified grid network and forms blocks, comparable in
gze to traditiond Minnegpolis blocks that respond to topographic changes, water features, parks and
other open spaces. The plan aso prescribes the use of dleys that dlows vehicular access to the
interiors of the blocks. Parking will be alowed dong most streets and in the interior of the blocks.

Severa of the key components of the proposed street network are described in more detail below (see
Figures 57-58).

Streets Framework and Linkages

The Near Northside Site was a series of large blocks characterized by unclaimed and unsafe open space
and on-street parking. This layout, in marked contrast to the adjacent neighborhood's street grid and
dley network, isolated public housing residents and deprived them of both convenience and safety. The
superblock between Humboldt and Emerson Avenues further isolated the Site.

North-South Boulevard

A new boulevard will link north and south Minnegpalis, strengthening connections and access to
employment centers and recreationd, cultural and educationd resources. The boulevard will pass
through the Bassett Creek Valley area and connect to Dunwoody Boulevard in the Parade area.  There
will be one travel lane in each direction with the posshility of protected parking bays. The greenway
character of the boulevard will cregte a variety of linear parkway-style experiences for dl its users,
including motorigts, bicycligts, pedestrians, resdents, and vidtors. Within the Near Northside areg, the
user focus will be automobiles, bicyclists and pedestrians. South of Glenwood it will be configured to
a0 fadilitate truck movement between Interstate 394 and area businesses and industries (see Figures
59 - 61). The boulevard will be “trangt ready”. Although only arevised bus route occurs minimally on
the north-south boulevard between 8" Avenue North and Olson Memorid Highway, more specific
service could be added in the future.

A sx-foot sdewdk will run dong one sde and a 10-foot multi-use trail will run dong the other side of
the boulevard. It will be lined with Street trees and pedesirian scale ornamentd lights. The boulevard
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will have amedian idand through alarge portion of the project. The median width and features will vary
from segment to segment. Features of the boulevard median within the Near Northside redevel opment
area include wet and dry meadows, tee plantings, sedting areas, drolling paths, and a series of
footbridges crossing a reconstructed creek channe between the north and south park areas. North of
Olson Memorid Highway the median idand will include a reconstructed creek channd, sormwater
infiltration areas, plantings, trails and rest areas. South of Olson Memorid Highway the median spreads
out to create a neighborhood park and pond. For students of the five schools located within one block
of it, the north-south boulevard’ s water features will create outdoor learning opportunities and bike trails
and waking paths will provide easy access. South of Glenwood Avenue it is anticipated that the
boulevard will have a median idand except when the boulevard bridges rail tracks. For the ssgment
between Glenwood Avenue and Dunwoody Boulevard, three genera aignment dternatives are under
congderation with an aignment decison anticipated in late spring, 2000 (see Figure 62).

One north-south boulevard dignment has been incorporated into the Near Northside Master Plan,
which connects to 7" Street North &t its northernmost point. This alignment directs the boulevard into
7" Street. 7th Street would remain asis for vehicular flows. There is another dternative concept, which
is aso under consideration, which presents the boulevard as a north-south spine that redirects 7" Street
into the boulevard. Both concepts serve to create a link between south Minnegpolis and the
neighborhoods and commercia areas north of the project area (see Figure 63). Refinement and testing
are continuing.

Olson Memorial Highway

Olson Memorid Highway, passing in an east/west direction through the center of the Master Plan area,
is being redesigned to cregte a formaized green gateway to downtown Minnegpolis. Asit exists today,
the highway cresates a barrier to pedestrian movement and encourages drivers to travel a speeds in
excess of the posted 35 MPH speed limit. The proposed redesign, drawing on the gracious features of
. Paul’s Summit Avenue, incorporates some curvature into the road to reduce excessve speeds. It
aso diminates excessve pavement (travel lane widths, shoulders and frontage roads) that is not needed
to accommodate current and projected traffic volumes. The design intent incorporates new dignments
to dow traffic, reduced pavement widths, trees within the median and along both sides of the road,
pedestrian scde lights lining the north and south sides of the highway, and sdewaks. The redesigned
roadway will contribute to a safer, enhanced pedestrian environment and will redefine this corridor as
not just a space for vehicles but dso as an address for the community. The redesign of this corridor will
aso parmit future implementation of alight rail trangt (LRT) line within the median idand. Figures 64 —
69 illudrate Olson Memoria Highway, asit exists today and how it will look after recongtruction.

Lyndale Avenue

Exiging Lyndde Avenue on the west Sde of Interstate 94 is oversized in relation to the current traffic
volume thet it carries. This segment of road accommodates only southbound traffic and essentidly acts
as a frontage road for the interstate. To better utilize Lyndale Avenue, the Master Plan splits Lyndde
into two components, “loca” Lyndde and “through” Lyndade. Between 7th Street and Olson
Memorid Highway and again between Olson Memorid Highway and 4" Avenue North, a portion of
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Lyndale Avenue (locd Lyndale) will split off to the west and enter the neighborhood. Locd Lyndde
will consst of one southbound travel lane and parking on one side of the dreet. It will function, as a
resdentid dtreet for new housing that will be facing onto it.  Typicdly, locd Lyndde South will be
separated from through Lyndale South by a landscaped median idand that may adso moderate noise
levels from the interstate. The Master Plan dso shows the remova of an existing sound wall located
immediately east of Lyndale Avenue. A portion of the wal that contains the vaued Cedebration of Life
mura will be relocated, either on or off-gte.  Figures 70 — 72 illustrate Lyndde Avenue, as it exigs
today and how it will look after reconstruction.

Pedestrian and Bicycle Circulation

An important component of the Magster Plan is the emphass placed on pedestrian and bicycle
creulation. All of the blocks have five-foot sdewaks separated from the streets by landscaped
boulevards. Pedestrian paths will aso be incorporated into the parks and open spaces. These paths
will create strong linkages between neighborhood housing, parks and schools. A ten-foot bituminous
tral will run pardld to the north-south boulevard separated from the road by a landscaped boulevard.
Thistrail will make connections to exigting trail systems adjacent to the neighborhood, such as the Cedar
Lake Trall and the future Bassett Creek Trall. The interconnected trails will provide neighborhood
residents the opportunity to use the broader metropolitan bicycle network for both transportation and
recreationa purposes.

Bus Service

Currently, Metro Trangt serviceis provided dong Plymouth Avenue, 7th Street North, Olson Memoria
Highway and Glenwood Avenue. In addition, limited service is provided through the area adong
Emerson Avenue North and Bryant Avenue. This is the only route that will reed to be adjusted to the
new sreet network. Additional service may be added if the new residents increase the demand for
public transportation. Enhancements for existing transt waiting areas adong 7™ Street and Olson
Memorid Highway are recommended (see Figures 73 - 74).

Parks and Open Space

Parks will provide a rich mix of recreational opportunities, ranging from active, programmed uses to
more passive, natura spaces. Both winter and summer uses will be developed. Playgrounds and park
spaces were dways part of the Near Northsde neighborhood, but lacked connection to the larger
higtoric Minnegpoalis park sysem. The Near Northsde Master Plan offers the unique opportunity not
only to add and enhance neighborhood open space amenities but to connect this previoudy underserved
section of the city to the wider park system.

The Master Plan responds to both the physical and cultural dynamics of the Near Northside. Parks,
located on the poor soil lobes, will augment and enrich recregtional and cultura opportunities present in
the neighborhood. Resdentid areas will surround the parks and line the north-south boulevard. A
strong focus on the open space system water features and water trestment will strengthen the sense of
place and create a distinct identity for the community. New open space dements will enliven the
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neighborhood with space and fadilities for cultura festivals, community gatherings, performances,
informal recreationd activities, water activities such as fishing, canoeing and skating, ecologicaly-rich
natura areas and gpecid garden aress, and recreationa trails and trail connections to the larger system
(see Figures 75 - 76).

North Park Area (Sumner Field)

Sumner Field was developed in the 1920's as a public space in a low, poorly drained area of the
neighborhood.  The north park area, about a city block in sze (300° x 600'), will consst of a
manicured ‘greensward’ (gpproximately 300" square) centraly located between ‘naturd’ areas on north
and south. The natural spaces will be set off from the greensward by low stone seat walls, which dlow
vidgtor sedting. Water features and <oft trals within the naturd areas will provide beauty and
educationa opportunities. A playground within the north park area will be custom-designed of natura
materias and will be complementary to Ste interpretation. The greensward will provide ample space for
informd athletic activities, and will dso accommodate large group events. A sructure is proposed for
the east Side of the green that will house a*bandshell’ for performances as well as restroom facilities and
maintenance equipment storage. Hard surfaced walks will provide access to and around the
greenswvard, and the park will be lighted both dong the perimeter and in the interior (see Figures 77 -
78).

South Park Area

The northsouth boulevard will enframe the south park area, which will combine arange of uses and will
have as the centrd focd point a large pond. On the northwest edge of the pond, stormwater will be
treated in aunique “naturd” landscape of smal earthen hillocks and wetlands. A compacted aggregeate
traill and footbridges will traverse the treatment area for educationd interpretation and recreationd use.
On the south edge of the pond, a “ promenade’ will approachthe water' s edge, with features that recall
the Lake Cahoun Confectionery. Steps will provide access to the water in summer, and ice skating in
winter.

The south park will dso feature afishing pier, traditiona play equipment, Stes for outdoor cooking and
picnicking, smal picnic pavilions, paths around the perimeter of the park and open space for casud
recreation, a footbridge crossng the reconstructed creek channd, and perimeter and internd lighting
(see Figures 79 - 80).

Bethune Park

Bethune Park will continue to provide important active recregtiond facilities, including basebdl, softbdl,
soceer, tennis, basketbdl, volleybdl and playground equipment. Parking arrangements and ahletic
fidds will be enhanced as pat of the re-establishment of the east-west Street connections to the
surrounding neighborhood and the re-establishment of the historic block pattern, both of which are
critica to ditching the new development back into the existing neighborhood (see Figure 81).

Water System Overview and Goals
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The parks and open space network of the Near Northsde Community is organized on a ‘spine’ of
water features. The series of waterways recreates a system of meadows, infiltration areas, wetlands
and ponds in a vdley across the dte, through which Bassett Creek once flowed in a northeasterly
direction. The water system design draws on Focus Group directives and conclusions expressed in the
Action Plan, work by the University of Minnesota's Design Center for American Urban Landscape and
by the Friends of Bassett Creek Vdley, and engineering and design feasibility studies during the master-
planning phase.

This sysem will function in multiple ways provide a stream corridor with waking trails and wildlife
habitat; create a distinct character for the surrounding neighborhood; treat storm flows for non point
source pollutants, and provide for a visible system that alows people to understand the water system
functioning on the landscape surface. The design criteria will dlow storm water manegement and water
quality to meet or exceed current city, state and Federa regulatory guidelines and to support specific
plant and anima communities.

This surface system is to extend beyond the open space areas into the street rights-of-way, boulevard
median and development blocks of the entire project area. The system must be easlly maintained over
time. It is hoped that this project will stand as a loca and national modd for integrating sorm water
management into the urban fabric and ‘harvesting’ $orm water to create high qudity neighborhood
amenities (see Figures 82 - 86).

Other Revitalization Activities

The new neighborhood will act as a catdyst for, and be supported by, the ongoing revitdization efforts
in the broader community. Current initiatives in the Near Northsde area include: the Bassett Creek
Valey Magter Plan, congtruction of new homes and restoration of older homes in both the Near North
and Harrison neighborhoods, and the proposed expansion of the Sumner Library. Other revitdization
efforts proposed within the context of this Master Plan include: connection of the proposed north-south
boulevard to the Parade/Walker/Dunwoody ares, reconfiguration and landscape enhancement along
Olson Memorid Highway, congruction of affordable houses on vacant lots west of Humboldt Avenue
and potential future neighborhood retail shopping area dong Glenwood Avenue (see Figures 87 - 88).

These community-wide activities, coupled with the redevelopment of the Near Northsde Master Plan
gte will create a synergistic effect, further decreasing the isolation and enriching the lives of public
housing residents. These impacts will include the advantages associated with high quality neighborhood-
based education, increased home ownership, nearby community-oriented shopping, and new job
opportunities in condruction and retail. Possibly the greatest benefit of these initiatives is the stability that
will be brought by encouraging people with a mix of income levels and housing choices to return to the
community.

Other Residential

As part of the master planning process, the design team worked with the adjacent neighborhoods to the
west of the Master Plan Site, Harrison and Near North, to identify vacant parcels of land for infill
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housng. Approximatdy 8 Stes were identified as opportunities for new single-family houses to be
congtructed. As a supplement to the Master Plan report, Urban Design Associates will develop a
Pattern Book, which can be used as a framework for these new homes to help link the Master Plan Site
to the adjacent neighborhoods. These units will need to be complemented by the rehabilitation of

homes in poor condition and new streetscapes, which will further connect these units to the Master Plan
dgte (see Figure 29).

In order to make a strong connection of the north-south boulevard to the neighborhoods to the north,
both Smith and Rawlins Circles need to be addressed. The master proposes acquigtion, demolition and
relocation of the privately owned homes on Rawlins Circle. The eeven (11) MPHA-owned Smith
Circle homes would ether be moved to a new Ste or demolished and replaced in the first or second
phase of the devel opment.

The Master Plan aso proposes that the Cecil Newman apartments be upgraded. Design ideas can be
explored later with the development of the Pattern Book.

Non-dwelling Space

The Near Northsde site has a number of nonresidentia uses throughout the redevelopment area. A few
of these fadilities immediately south of Olson Highway, such as Summit Academy OIC, the Glenwood-
Lyndale Community Center, which houses both KMQOJ radio and the Glenwood-Lyndae Community
Clinic, the Prince of Glory church, and the MPHA office and maintenance facility, block critica
neighborhood street connections. Although not part of the Action and Implementation Plan, acquisition
and redevelopment of these Sitesis proposed in the current Master Plan.

Some of these facilities will be relocated on-ste. A replacement building for Summit Academy OIC is
planned at the southwest corner of Olson Memorid Highway and the proposed north-south boulevard.
The Cdebration of Life murd, which must be relocated for the Lyndde Avenue improvements, could
also be a part of this redevedlopment. KMOJ radio and the Glenwood-Lyndde Community Clinic will
be relocated within the development area. Further discussions and analysisis required to determine the
most appropriate locations for these programs. Based on initid conversations with representatives from
the Prince of Glory church, the Magter Plan shows the relocated Prince of Glory church in the linear
park dong Lyndde Avenue. Refinements to thisidea are continuing.

The MPHA maintenance facility will be relocated off site. Potential Stes have been identified by
MPHA.

There are two new non-dwdling spaces proposed as part of the revitdization. The fird is the multi-
cultural center, which may be included with the Sumner Library expanson. The second is the
congruction of a management and leasing office a the southwest corner of 8th Avenue and the
proposed new north-south boulevard. Renta management and leasng functions for the rentd
community will be housed here. A community room will be available for the renta community’s use as
well as other community meetings and activities.
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Public Safety

An important feature of Near Northsde Master Plan is incorporation of public safety drategies,
including crime prevention through environmentad design (CPTED), naturd surveillance, naturd access
contral, territoria reinforcement, effective lighting, pedestrian and bicydist safety, careful attention to
safety in desgn of dl plan dements, community-oriented policing, and the fostering of community
Sewardship and mutual accountability.

A number of design drategies will be implemented to promote community safety. The new units will
include front porches and windows facing the Street that promote safety through more “eyes on the
dreet”. The new dreet patterns will dow neighborhood traffic and discourage cut-through traffic.
Streets will be fronted by resdentid front doors and outdoor space will be defined as either public or
private to discourage loitering. Neighborhood parks, such as the new parks adjacent to the proposed
boulevard, will be wrapped by perimeter sreets to dlow unobstructed views into and through the
goace. Pededtrian traffic will thus be channdled dong public dreets, which, in concert with front
porches and a connected street network, will encourage resdents to know their neighbors. An
appropriate level of street lighting and upgrades on current street lighting will dso be utilized on new as
well as exiging streets.

Public Art Srategy

Whereas the overdl Near Northside design approach is one that is artful and environmentaly sensitive,
the revitdization plan aso recommends a public at drategy that will utilize locd artists and arts
organizations and will engage sgnificant numbers of area resdents, particularly student populations.
Public art can contribute significantly to creating a sense of idertity and character that is unique to the
aea. In addition, it can strengthen sense of community, build lasting neighborhood bonds, foster
ongoing stewardship, respect the area’s rich heritage, empower neighborhood residents, and educate
resdents and visitors. There are many rich historical, environmental, and cultura factors to inform,
inspire, and contribute to a diverse array of potentia public art outcomes.
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IMPLEMENTATION PROCESS

l. PHASING AND SEQUENCING

The Near Northsde Revitdization Plan envisions four mgor phases of development as shownin Figure
89. The firg two phases are planned to occur north of Olson Highway. The last two phases are
planned south of Olson Highway. A six to eight year build-out is anticipated and is contingent upon the
timing and availability of funding sources. Within each phase there will be public redm improvements
including utilities, dreets, the north-south boulevard, open space and parks of al sizes. Other
improvements such as Olson Memorid Highway, Lyndale Avenue, and other non-dweling uses will
gart and end in a specific phase or continue in future multiple phases.

Each phase of housing will require the completion of minima infrastructure such as utilities, boulevards
and streets to secure occupancy approva from code authorities. Completion of other public realm
improvements such as designated parks, water features and open spaces will be needed to market the
housing and provide the type of community life envisoned for the mixed-income community.

Phase | is located north of Olson Highway and west of Lyndale Avenue and includes approximately
270 rental and for-sde units. The time period for design, development and congtruction is estimated to
occur from spring 2000 to spring 2003. Within this phase preliminary development of the North Park
arealSumner Field will need to be completed by fall 2002 in anticipation of marketing efforts for the for-
sde housing component.

Phase Il is located north and west of Phase | and includes gpproximately 150 rentd and for-sae units.
Its design, development and congtruction could occur, if funding remains available, between fal 2001
and fal 2004. Redocation or replacement housing for Smith Circle and acquisition of Rawlins Circles
will need to occur before that portion of Phase |1 development can begin. Completion of the northern
extenson of the north-south boulevard may require further right-of-way acquigtion to findize its
northern connection.

Marketing opportunities for Phase | and 1l housing will be dependent on the find completion of the
North Park, the north-south boulevard, and the Lyndale Avenue reconfiguration.

During Phase |1 development a number of steps must be taken in order to begin Phase 111 devel opment.
A replacement facility for Simmit Academy/OIC must be condructed.  Sites must be located for
sarvices currently located in the Glenwood-Lyndde Community Center such as Glenwood Lyndde
Hedth Clinic and KMQOJ radio. If the Master Plan proceeds with Prince of Glory church as shown, a
replacement facility for that church will need to be secured. The coordinated relocation of the MPHA
Maintenance Facility will dso be a prerequisite for this phase.

Phase Il is located just south of Olson Highway and west of Lyndde Avenue. Approximately 250
rentd and for-sde units are planned in this phase.  Continuing with prior momentum from previous
phases, design and development could begin by spring 2003 and completion of congtruction could
occur by spring 2006. Improvements to Olson Memorial Highway will be paramount to bringing the
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north and south areas of this future neighborhood together.  Its improvements, along with development
of related intersections, including the new northrsouth boulevard with its open space and
water/recregtion features, must begin and be redized in this phase. Without this Sgnificant infrasiructure
development, the proposed revitalized community will end up with isolated north and south arees.

Phase 1V will occur south and west of Phase |11 and extend to Girard Avenue aong its western edge.
Approximately 130 rental and for-sde units are planned for this phase. If continued funding remains
available, design, development and congtruction efforts are estimated to occur from fal 2004 to fall
2007. Full redization of the north-south boulevard to Glenwood Avenue and the south park and
waterway amenities must occur to findize the remaining marketing needs of the proposed community.
These dements will complete the implementation and crown the overdl Magter Plan effort.

. FINANCING PLAN

Purpose

The purpose of this Financing Plan is twofold: 1) to permit evauation of the financid feasbility of the
development proposed in the Master Plan; and 2) to indicate to dl of the participants in this project the
approximate magnitude of the funding requirements and to suggest likely sources of these funds. The
numbers in this plan are preiminary for a variety of reasons. The cogs shown are reasonable, but are
preiminary estimates and are not based on bids. Many fee amounts and other e ements of the plan will
be the subject of further negotiations leading to development contracts.  Some proposed sources of
funds may not materidize and dternatives will need to be pursued. To some extent, the scope or cost
of certain project dements may need to be adjusted in light of the availability of funds.

Overview

The Near Northsgde Master Plan envisons the cregtion of 900 units of new rentad and for sde housing
(including replacement of 100 dderly Bryants units), a multi-cultura center, two feature parks, a new
north-south boulevard, and new and reconfigured streets which reconnect the site to the surrounding
community and the larger city. Given the large scope of the project, development will occur in severd
phases over the next 6 to 8 years.

The god of the Near Northsgde Development is to transform four public housing developments into a
gable, mixed- income, culturdly diverse community. The ondte plan will include 900 units of new
renta and for sde housing asfollows:

440 family rentd units

360 for sale homes

100 dderly units of public housing (Bryants replacements)

A mixed- income strategy will be used which incorporates the 200 Hollman public housing replacement
unitsinto this revitaized community. There will be amix of rental and homeownership housing within the
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development. Within the 440 units of rental housing the public housing, tax credit and market rate renta
households will be mixed within buildings and the units will be indigtinguishable from one another.

The off-dte plan has identified goproximately 80 lots in the surrounding neighborhoods where there are
opportunities for angle-family in-fill housing. It has dso identified Glenwood Avenue as an opportunity
for commercid development.

This development is an exciting collaborative effort among the City of Minnegpalis, the Minnegpolis
Community Development Agency (MCDA), the Minnegpolis Public Housing Authority (MPHA) and
the private developer. The MPHA owns the vast mgority of the site. MPHA has relocated residents
from the public housng developments, is demolishing the existing buildings, will undertake environmenta
remediation, and is otherwise making the dte reedy for devdopment. The City of Minnegpalis will

cooperate in undertaking the necessary public improvements including streets, utilities and the new parks
for the implementation of the plan. In addition, MCDA has acquired two remaining parcels adjacent to
the development, has relocated tenants and will demolish the Structures.

MPHA will prepare buildable stes for both the rental and for sale components of the plan. MPHA will
retain ownership of the rental portion of the dte and lease it to renta development partnerships for
development of a mixture of public housing, other low income, and market rate units. For the home
ownership portions of the ste MPHA will sdl the land. The gpartments, townhouses, condominiums
and detached homes will be built to a high quaity sandard, which will goply to dl units.

Mix of Unit Types
Rental
Within the 440 units of rentad housing the mix will be 45.5% public housing, 20.4% other tax credit

households affordable to households at or below 60% area median income (AMI), and 34.1% market
rate. The unit mix issummarized in the table below:

Type of Unit Number of Units % of Totd
Public Housing Units 200 45.5%
Other Tax Credit Units 90 20.4%
Maket Rate Rentd Units 150 34.1%

The proposed firg phase of the renta development will include 231 units. 105 Hollman replacement
units (public housing), 48 tax credit units, and 78 market rate units.

Home Ownership

The homeownership component will consst of 360 units, of which 55 will be targeted to families with
incomes less than or equa to 60% of area median income (AMI), and 55 targeted to families with
incomes between 60% and 80% of AMI. The remaining 250 units would be unrestricted.
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Elderly

The plan dso anticipates a 100-unit elderly development (Bryant replacement units), which presently is
contemplated to house public housing digible households who would pay 30% of adjusted income as
rent, lessa utility alowance.

Development Budget

The Development Budget is summarized below.

On-site Devel opment

Family Rental Units - Construction costs, including architecturd and engineering codts, have
been esimated a $46.7 million ($106,300 per unit). Soft costs, including financing costs,
developer fees, and lease up and other reserves, total $12.6 million ($28,600 per unit). These
costs and fees reflect the qudity project envisioned, and result in atotal cost of development of
$59.2 million, or $134,500 per unit.

For Sale Units

Based on conversation with builders and developers in Minnegpolis, we have estimated a
development cost of $55.8 million, or $155,000 per unit, to develop these quaity units.

Elderly Units

Congtruction costs, including architectural and engineering costs, have been estimated at $6.6
million. Soft codts, including professona and developer fees, and lease up and other reserves,
tota $1.5 million. These costs and fees reflect the quality project envisioned, and result in a
total cost of development of $8.1 million, or $81,000 per unit.

MPHA Activity

Ste Acquisition, Demalition, Relocation, and Ste Preparation - These costs have been
largely incurred and are estimated at $8.925 million. They were provided by MPHA.

Administration - MPHA has budgeted $450,000 for program administration.

City of Minneapolis

Public Improvements - These costs have been estimated at $48.8 million, and are to be borne
by the City. They include streets, sidewalks and streetscapes, right-of-way utility services and
connections, parks and the north-south boulevard. Part of this funding will come from Tax
Increment bonds. Most of the rest will need to come from avariety of grant sources.

Minneapolis Near Northside Master Plan 33



Other Activities

Acquisition, Relocation, Demolition and Replacement of Other Onsite Properties - Severd
periphera properties, which are part of the area covered by the Master Plan, require incluson
in the development budget. These include the following:

Acquistion, demalition, and replacement of the Summit Academy OIC building
Congruction of amulti-cultura center
Acquigtion, demalition and relocation of the privately-owned homes on Rawlins Cirde

Demoalition or relocation of the 11 MPHA-owned Smith Circle homes. These 11 units
would either be moved to anew ste or demolished and replaced in the first phase of the
development

Demoalition and replacement of MPHA’ s maintenance building

Acquisition, demolition, and relocation of the Prince of Glory church now owned by the
Lutheran Church and leased to a Laotian congregation

Upgrade of Cecil Newman apartments.

Financing

The Ongte Development Budget for 900 units is $123.1 million; in addition, $8.9 million has been
expended from MPHA’s Comp Grant funds for the costs of relocation, environmental remediation,
demolition and Ste preparation. The plan assumes that the City of Minnegpolis will contribute the cost
of the public improvements estimated at $48.8 million. Of the $123.1 million required for the ongte
housing, private sector funding is estimated at $75.2 million (61.1%); $12.0 million will be mix of public
and private funds, and the balance, $35.9 million (29.2%) will be from HUD development funds
(Hollman funds) or requested in HUD HOPE VI grant funds.

Family Rental Units

The rentd units would be developed by a number of private sector limited partnerships, which would be
formed for each phase of the overal development. These partnerships will lease the sites from MPHA
under a long-term agreement. MPHA will continue to own the underlying fee to the land, and will act as
a lender of subsidy funds in each phase. The partnerships will construct, own and operate the
gpartments.  The management control of each limited partnership’s affairs will be in the hands of its
managing generd partner, which will guarantee to the investors completion of congtruction and lease-up,
and which will assume the day-to-day responsbilities of the owner of an gpartment complex.

The Low Income Housing Tax Credit (LIHTC) program will be utilized to raise $14.1 million in LIHTC
equity. The LIHTC program was crested in 1986 to encourage affordable housing using federd income
tax credits. "Tax Credit Equity” is supplied by nationd funds and syndicators whose ultimate investors
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are corporations. The pricing of "tax credit equity” is currently in the $0.77-0.82 range. Typicdly 30-
40% of the committed equity is paid at the initid closing, 40-60% upon completion of construction, and
the balance (10-20%) upon achieving sustaining occupancy.

The LIHTC is cdculated based on the "digible costs' of rentd units in a given project, and the
percentage of units that are "qudified" as low income. For the Near Northsgde family rentd
development, we have estimated these digible cods a $55.8 million. Based on the quadlified low-
income units (66.2%) and the 30% bonus for being in a Qudified Low Income Census Tract, the
qudified bess is $48.1 million. Taking into condderation the tax-exempt bonds, the family rental
development qudifies for low income tax credits of $17.54 million (spread evenly over ten years).
These tax credits should support $14.1 million in equity based on current market pricing of $0.82 for
each dollar of credit.

The private sector will aso be a source for mortgage funds. We have sized the first mortgege a $10.8
million based on the projected renta income and expenses. The projected rental income is based on
the following unit mix:

NEAR NORTHSDE
OVERALL UNIT CONFIGURATION

TYPE OF UNIT PUBLIC OTHER MARKET
HOUSING LIHTC RATE

1 BEDROOM 0 51 33

2 BEDROOM 90 34 9%

3 BEDROOM 76 5 21

4 BEDROOM 24 0 0

5 BEDROOM 10 0 0

TOTAL 200 90 150

The market study, prepared by Development Strategies, Inc., provided the basis for setting the rents for
the market rate and tax credit units. Tax credit rents are 20-50% below market rate rents for the very
same unit. The tax credit units rents represent 85-90% of the maximum rents permitted by the tax
credit regulations. Tax credit units are set-asde for households with incomes a or below 60% of Area
Median Income. The rents for the Public Housing Asssted units are based on a pro rata share of the
operating expenses for the rentd project. Public Housng Assgted tenants will contribute 30% of
adjusted household income to utilities and rent, and MPHA will cover the difference between those
contributions and a pro rate share of the operating expenses. These Public Housing units are in the
aggregate “break-even” units —i.e., they create zero net operating income and consequently support no
mortgage.
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NEAR NORTHSDE
OVERALL RENT STRUCTURE

TYPE OF UNIT PUBLIC HOUSING OTHER MARKET
LIHTC RATE

1 BEDROOM (Based on Expenses per Unit: $550 $650

2 BEDROOM Rents are 30% of AGI) 655 975

3 BEDROOM 775 1,200

4 BEDROOM N/A N/A

Operating expenses are based on Minnegpolis comparables. The red estate management fee is
budgeted at $534 per unit per year. Other operating expenses are estimated at $2,176 per unit per
year, including cleaning, repairs and maintenance, adminidrative codts, utilities, and other miscellaneous
costs. In addition, the budget provides for insurance a $90 per unit per year, security costs at $200
per unit per year and red estate taxes. Annual red estate taxes of $0.31 million ($1,283 for each non
Public Housing unit) have been estimated based on the net operating income of the property. Public
Housng Assisted units (i) have zero net operating income and (i) they are currently and will continue to
be exempt from red estate taxes. In addition to these taxes, an annua street improvements surcharge
will be assessed. The family rentd development’s pro rata share of this assessment is edtimated at
$190,000, a proportiona share of which is represented by the public housing units. Findly, there is
provision for a replacement reserve of $411 per unit, which has been sized using standard formulas.

The operating expenses are projected at $2.00 million. The projected net rental income is $3.08 million.
The projected net operating income of $1.08 million should support $10.8 million in tax-exempt firgt
mortgages, based on a 7.0% rate for interest and any credit enhancements, with an amortization period
of 30 years and a 1.25 debt coverage ratio. Cash flow after first mortgage debt service is projected at
$0.22 million annudly, which will be alocated among the soft 1oans and the partnerships.

Additiond soft financing of $5.86 million has been incorporated into the modd for the Near Northside
gte. Thiscould come from any of the following sources:

soft loans from the Minnesota Housing Finance Agency
soft loans from the MCDA

contributions from loca corporations and banks

soft loans from foundations.

Elderly Development

The plan dso cdls for a 100-unit elderly development. At present, the plan cdls for these units to be
100% public housing digible. The Minnesota Qudified Allocation Plan specificadly excludes dderly
development from participation in ether the state per capita dlocation of LIHTC or in the volume cap
bond program. At this time there is not a significant source of funds available to support a non-Public
Housing component of the ederly housing. Because of the high cost of rdocation and demoalition of the
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previous Bryant Elderly development, the remainder of funds, which can be dlocated under the Totd
Development Cost (TDC) ceiling set by HUD, is somewhat less than the estimated total development
cost. The totd development cost for this project is estimated at $8.13 million. The remaining public
housing funds can support $7.48 million of this cogt, leaving $0.65 million in “gap” funding to be raised
in the community.

For Sale Devel opment

The plan contemplates the development of 360 for sde housing units. Fifty-five (55) of these units will
be sold to households at or below 60% of AMI. One program, which may be pursued, is the Section 8
Homeowner program. Other programs will also be pursued to cover the difference between the first
mortgage and the total development cost of the unit. Another 55 units will be targeted to households
between 60% and 80% of AMI. For these 110 households, subsidies smilar to those available at other
Minnegpolis dngle family affordable developments will be avalable to underwrite the sde of these
homes. Based on current interest rates and other factors which may change over the next severa years,
we have estimated that approximately $5.466 million in “soft” funding will be needed to support the 110
units of affordable home owner housing. The other 250 units to be developed will be sold without
income redtrictions. We have assumed that these 250 units can be sold a cost without subsidy. We
hope that in fact they may be a source of profits to help underwrite the shortfall on the 110 affordable
homeownership units.

Public Sector Financing

The City of Minnegpolis will be asked to contribute a portion of the cost of the public improvements,
which are estimated a $48.8 million. Part of the proceeds will be raised through the sde of bonds
supported by the Tax Increment Financing district, which is to be created for the entire Near Northside
development area. Another portion will be supported by bonds supported by the surcharge paid by the
individua property owners in the development didtrict, including any public or inditutiona entities who
may not otherwise be subject to red estate taxes.

Protecting the Public Interest

The public sector is being asked to make a subgtantid investment in this development. It should
rightfully demand that safeguards be put in place to ensure that the public interest is served over the
course of this investment's future. Severd safeguards have been incorporated into the plan. Thefirgis
that MPHA will retain ownership of the land on which rentd development will take place. The second
is that the HUD HOPE VI and development funds used to finance the rental housing will be advanced
by the Authority as a soft, subordinated loan to the project so that MPHA will have the rights of ajunior
lender. The third safeguard will be the Regulatory and Operating Subsidy agreement, which ensures
that the Public Housing Assisted units will continue to be operated for the benefit of low-income public
housing tenants.
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Fig. 4 Over 250 people attend the first community meeting on November 17, 1999
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Fig. 5 Smaller break out groups discuss assets, liabilities, and their vision

Jfor the neighborhood at the November 17, 1999 meeting
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Fig. 6 Design Workshop Week, December 1999 : Residents review work in progress
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Smaller break out groups discuss plan

Fig. 7 Plan presented at the December 11, 1999 community meeting
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The Master Plan is presented to over 350 people at the January community meeting

Fig. 8 The community reviews the model at the January 2000 meeting
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Fig. 9 Smaller break out groups discuss the plan at January 2000 meeting
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Fig. 10 City Scale Highways and Fig. 11 City Scale Streets Fig. 12 City Scale Parks and Open
Arterials . L . Space
Unique to the site is its location at the
Although acessible to freeways, the intersection of the strong north-south Although the site is close to regional
site is bisected by Olson Memorial grid of the adjacent northern open space amenities such as the
Highway, one of the most heavily neighborhoods and the rotated grid of Grand Rounds park system and the
travelled surface corridors in the area. downtown. Mississippi River, it is not yet linked

to these resources.

Action
Plan Site
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Fig. 14 City Scale Industrial Uses and
Rail Lines

Located on the edge of the city’s
northern neighborhoods, the site is
virtually an island bordered by
highway and industrial uses.

The site is surrounded by regional
industrial uses which follow the rail
and highway corridors.
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Fig. 15 Neighborhood Scale Topography

The neighborhood occupies the lowlands and
wetlands of historic Bassett Creek Valley.

Action
Plan Site

Fig. 17 Neighborhood Scale Highways and Arterials

The site is bordered, confined, and divided by a
network of highways that discourages connections to
downtown and southern Minneapolis.
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Fig. 16 Neighborhood Scale Parks and Open Space

Even though the area is richly endowed with local
parks and open space, and enjoys proximity to the
Mississippi River, cultural amenities, and the Grand
Rounds open space system, the site itself is not yet
connected to these amenities.
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Fig. 18 Neighborhood Scale Streets

Interstate 94 to the east, the superblock development
to the west, and suburban type cul-de-sacs to the
north all contribute to a discontinuous urban fabric
and the loss of pedestrian scale streets and
traditional Minneapolis neighborhood scale blocks.
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Fig. 19 Neighborhood Scale Figure Ground Diagram

A stark contrast is evident between the site and large
institutional and industrial uses bordering the site
which separate the site from the fine grain residential
fabric in the adjacent northern and western
neighborhoods.

Action
Plan Site
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Fig. 21 Neighborhood Scale Commercial Uses

Since the commercial uses on West Broadway are not
within walking distance, the site is practically devoid
of retail uses with the exception of a few bits and
pieces along Glenwood and Plymouth Avenues.
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Action
Plan Site

Fig. 20 Neighborhood Scale Industry and Railroads

The residential fabric has been continually eroded by
industrial uses which nearly engulf the site and
separate it from the downtown.

Action
il Plan Site
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Fig. 22 Neighborhood Scale Residential Patterns

The proximity of the site to the neighborhoods of
Bryn Mawr, Harrison, Near North, and Willard Hay
is quite apparent as is the gap and deterioration of
housing surrounding the site.
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Fig. 23 Existing Streets Fig. 24 Existing Parks and Open Space Fig. 25 Existing Building Coverage
The lack of local streets connections Although close to Bethune Park and Located between residential fabric to the
between the site and surrounding area is Sumner Field, the site has no open space north and west and large scale uses to
quite evident, especially in the east-west network to link these amenities. the east and south, the action plan site
direction in which most streets are cut- is vacant except for a few institutional
off or end in cul-de-sacs. uses.
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Fig. 26 Proposed Streets Fig. 27 Proposed Parks and Open Space Fig. 28 Proposed Building Coverage
A new interconnected network of streets New landscaped boulevards link existing By restoring the traditional block
creates residential scale blocks and links amenities with the two new feature pattern which once existed in this
the site to adjoining neighborhoods parks, water elements, and smaller scale neighborhood, the new neighborhood
parklets and greens. becomes an extension of adjacent

neighborhoods.
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Fig. 31 Aerial View of Master Plan
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Fig. 32 Master Plan: Build on Strengths and Eliminate Weaknesses
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Fig. 34 Master Plan Tomorrow: A reconnected neighborhood with a mix of house types and styles
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Fig.35 Action Plan Area Today: Awaiting revitalization

Fig. 36 Master Plan Tomorrow: A new park in the neighborhood provides a focus for residential life
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9 Unit Garden Front Elevation
(G1A, G1B, G1C, G1D)

9 Unit Garden Side Elevation
(G1A, G1B, G1C, G1D)

Fig. 37 Sample Elevations
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9 Unit Garden Typical Floor Plan (G1A)
(G1B, G1C, and G1D similar)

L

HAREIG

PARKING

-

STORAGE

9 Unit Garden Optional Basement Plan (G1A)
(G1B, G1C, and G1D similar)

Fig. 38 Sample Floor Plans
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6 Unit Garden Elevation
(G3A)

6 Unit Garden Elevation
(G3B)

Fig. 39 Sample Elevations
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6 Unit Garden Typical Floor Plan (G3A)
(G3B similar)

,J"IQTDHASE

6 Unit Garden Optional Basement Plan (G3A)
(G3B similar)

Fig. 40 Sample Floor Plans
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4 Townhouses over 2 Garden Flats Elevation (G5)
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4 Townhouses over 2 Garden Flats Optional Basement Plan (G5)
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4 Townhouses over 2 Garden Flats Third Floor Plan (G5)

Fig. 41 Sample Floor Plans and Elevation
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4 Townhouses over 2 Garden Flats First Floor Plan (G5)
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4 Townhouses over 2 Garden Flats Second Floor Plan (G5)

Fig. 42 Sample Floor Plans
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4 br/ 2 br Duplex Elevation (D1)

Lars
T

Duplex (D1) First Floor Plan

Fig. 43 Sample Floor Plans and Elevation
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Duplex (D1) Second Floor Plan
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3 br/ 3 br Duplex Elevation (D2)
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Fig. 44 Sample Floor Plans and Elevation
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Two and Three Bedroom Townhouse Elevation (T2 & T3)
(showing both T2 and T3 Elevations)

Four and Five Bedroom Townhouse Elevation (T4 & T5)
(Showing both T4 and T5 Elevations)

Fig. 45 Sample Elevations
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Two Bedroom Townhouse (T2)
First, Second and Third Floor Plans

Three Bedroom Townhouse (T3)
First, Second and Third Floor Plans

Fig. 46 Sample Floor Plans
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Single Family Elevation (SF1) Single Family Elevation (SF1)
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Fig. 48 Sample Floor Plan and Elevations
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Single Family Elevation (SF3) Single Family Elevation (SF3)
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Entry
Single Family (SF3) Single Family (SF3)
First Floor Plan Second Floor Plan

Fig. 49 Sample Floor Plans and Elevations
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Single Family Elevation (SF2) Single Family Elevation (SF2)
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Single Family (SF2) Single Family (SF2)
First Floor Plan Second Floor Plan

Fig. 50 Sample Floor Plans and Elevations
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Single Family Elevation (SF4) Single Family Elevation (SF4)
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Fig. 51 Sample Floor Plans and Elevations
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Carriage House Front Elevation (C1) Carriage House Side Elevation (C1)
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First Floor Plan Second Floor Plan

Fig. 52 Sample Floor Plans and Elevations
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Carriage House Front Elevation (C2)

Carriage House Side Elevation (C2)
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Carriage House (C2)
First Floor Plan
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Carriage House (C2)
Second Floor Plan

Fig. 53 Sample Floor Plans and Elevations
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Fig. 57 Key Plan
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Fig. 58 Typical Neighborhood Street Tomorrow (4)
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Fig. 59 New North-South Boulevard Tomorrow (B)
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Fig. 60 North-South Boulevard: A strong
link between north and south Minneapolis

Source: SAF Consulting Group, Inc.

Fig. 61 North-South Boulevard: Travel lanes separated by medians and lined with street trees, protected parking bays,
bicycle paths and sidewalks

Scurce: 3RF Ceonsulting Group, Inc.
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Fig. 62 North-South Boulevard: Southern Alignment Alternatives

Scurce: 3RF Ceonsulting Group, Inc.
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Fig. 64 Existing and Proposed Olson Memorial Highway Plans (C)
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Fig. 65 Existing Olson Memorial Highway (C)
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Fig. 66 Proposed Olson Memorial Highway (C)
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Fig. 67 Olson Memorial Highway Today: A barrier to north-south pedestrian access
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Fig. 68 Olson Memorial Highway Tomorrow: Calmed and landscaped to allow and encourage pedestrian crossing
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Fig. 69 Proposed Olson Memorial Highway: A green gateway and LRT corridor to downtown

Minneapolis Near Northside Master Plan

Scurce: SRF Consulting Greup, Inc.
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Fig. 70 Existing and Proposed

Lyndale Avenue Plans (D) 7th Avenue North
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Fig. 78 Sumner Field: Looking southeast toward downtown skyline

Fig. 79 South Park/Pond Area Illustrative Concept Plan

Source: Clese Landscape Archtiecture
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Fig. 80 South Park / Pond Area: Looking south across pond to park pavilion and pedestrian promenade
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Fig. 81 Bethune School and Park Illustrative Concept Plan
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Fig. 82 Stormwater infiltration meadows and restored creek in boulevard median
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Fig. 83 Restored Bassett Creek and stormwater gardens in Sumner Park
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Fig. 84 Stormwater gardens in boulevard median

Source: Wenk Associates

Fig. 85 Stormater infiltration meadows and restored creek in boulevard median
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Fig. 86 Local stormwaterway in residential right-of-ways

Source: Wenk Associates
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Fig. 88 Glenwood Avenue Tomorrow: A revitalized neighborhood shopping district
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M INNEAPOLISNEAR NORTHSIDE RESIDENTIAL M ARKET ANALYSIS

EXECUTIVE SUMMARY

The Near Northside is adjacent to downtown
Minneapolis which, in turn, is the largest city
within the 13-county Minneapolis-St. Paul met-
ropolitan area. McCormack Baron & Associates
is planning amgjor residentia development in
the Near Northside to partly replace former pub-
lic housing units and partly respond to market
demand for additional city homes.

Eventua build out of the proposed devel opment
is presently projected at between 700 and 900
housing units in the subject area alone, plus per-
haps 60 to 70 additional housing units con
structed on in-fill properties elsewhere in the
neighborhood. This could add 1,500 to 2,000
residents to the Near Northside.

This housing would occur along side important
public improvements such as well-designed and
landscaped roadway's, open spaces for passive
and active recreational uses, and utility infra-
structure.

METROPOLITAN AREA HOUSING MARKET
The metro ared s population was estimated to be
2,831,200 in 1998 making Minneapolis-St. Paul
the 16™ largest metro areain the U.S. The Met-
ropolitan Council projects that population
growth will add about 250,000 residents be-
tween 2000 and 2010 so that the metro ared's
population will exceed three million in 2010.

The Minneapolig/St. Paul metro area has a pros-
perous economic base that is relatively insulated
from the downturns of the business cycle.
Eighteen local manufacturing companies and 13
service companies are represented on the For-
tune 500 list. Non-agricultural employment has
grown at arate averaging 2.4 percent per year
since 1990. Twin Cities employers, however,
continue to cope with a severe labor shortage
that has constrained employment growth. Asa
result, the metro area’ s unemployment rate has
been at all-time lows of under two percent for
many months.

Residentia development in the region continues to
expand, driven by two key factors: lower interest
rates and higher incomes. A number of households
are shifting from rentad housing to home owner-
ship, many perhaps prematurdy in their income
and family cycles, because of increasing rents; at
higher rents, many households calculate that they
may as well be paying for ahome mortgage. This
phenomenon appears to aso affect the condomin-
ium market, which remains flat. Buyers of new
and exigting homes are opting for detached houses
and townhomes rather than apartments, ether
rented or sold.

New construction of single and multi-family
residences continues to be focused in the third-
and fourth-tier suburbs of the metropolitan area.
Single-family homes typically account for two-
thirds of al housing unit growth, a common ra-
tio in large metro areas. Altogether in the Twin
Cities region, single-family units make up about
69 percent of al housing in place with detached
units accounting for 84 percent of those units.

The average price of existing homesin 1997
was 5.3 percent higher than in 1996 and recent
information suggests that this strong rate of
growth in prices has persisted. Purchasers of
detached housing favor lots of one-third acre or
larger.

Average rentsincreased by 6.7 percent during
1999 done. The current metro arearenta va-
cancy rate of 1.5 percent is up only dightly from
itslow of 1.1 percent in 1998. This persisting
very low vacancy rate reinforces why house-
holds are increasingly entering the homeowner-
ship market; there smply aren’t as many rental
options available.

M INNEAPOLISAND NEAR NORTH TRENDS
While the metropolitan area has been steadily
adding residents, Minneapolisitself has been
experiencing dight population decreases. This
is not unusual for major centra cities, and Min-
neapolis population has gradually dropped from
about 521,800 in 1950 to 362,100 in 1997.

DEVELOPMENT STRATEGIES
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Population change has not been evenly spread
over the city, however. Between 1970 and 1990,
Minneapolis as a whole lost about 66,000 resi-
dents, or 15.2 percent of its 1970 population.
The Near North Community (which encom-
passes severa neighborhoods, one of which is
the Near Northside), with 35,200 residentsin
1990, experienced a net loss of 20.4 percent of
its population in the same time period, the sec-
ond highest rate of decline of the eleven “com-
munities” in Minneapolis. As noted above,
eventual build-out of the proposed development,
however, could add 1,500 to 2,000 residents to
the Near Northside.

The Near North community already has awide
range of housing types and sizes. About 43 per-
cent of the housing tock isin single-family de-
tached homes (roughly the same proportion asin
the city asawhole). Duplexes make up 25 per-
cent of the Near North while another 25 percent
of housing isin larger multifamily structures.

A proposed development of the scale being con-
Sdered for the Near Northside, therefore, should
fed comfortable offering a wide range of hous-
ing types and sizes. Whiletaking careto inte-
grate various designs into the community, a d-
versity of housing opportunities would be avery
fitting complement to the neighborhood.

COMPARABLE RENTS AND PRICES

In testing the market potentia for additional
housing in the Near Northside, a number of
comparable existing and devel oping housing
projects were evaluated, both in the city and in
the suburbs and including rental and owner-
occupied products.

Rents for modern, one-bedroom apartments gen-
erally range from $1.00 to $1.20 per square foot
per month and for two-bedroom units from
$0.85 to $1.10 per square foot. Most of the rents
include heat but not other utilities. Three-
bedroom rents are in the range of $0.80 to $1.00
per square foot. Given the subject site’ s urban
setting and the typical uncertainties of urban
development, however, the recommended range
of rents per square foot is dightly more conser-
vative than these prevailing market trends:

One-bedroom units $0.95-$1.00
Two-bedroom units $0.90-$1.00
Three-bedroom units $0.80-$0.90

Also surveyed was a broad range of townhomes
and condominiums. The largest single new pro-
ject near the subject site is River Station in the
Warehouse Didtrict. Pricesfor these condomin-
ium and townhouse units are ranging from about
$120,000 for a 900-square foot unit ($130 per
square foot) to over $200,000 for units of 2,000
square feet ($100 per square foot). Older units
in the northeast part of Minneapolis are currently
selling for about $110 per square foot. Typica
newer townhouses with two bedrooms and two
bathrooms in the inner-ring suburbs are in the
range of 1,200 to 1,500 square feet at prices of
$115 to $125 per square foot.

ATTITUDINAL AND FOCcus GROUP SURVEYS
To determine market perceptions of the subject
area and to estimate the willingness of certain
market segments to consider buying and renting
homes on the Near Northside, two primary mar-
ket research tools were utilized:

1. alarge attitudinal survey of people em-
ployed in the downtown Minneapolis area,
and

2. severd focus group interviews of downtown
workers aswell as city and suburban resi-
dents

The results are very positive.

Based on a conservative methodology detailed
in the full report, the downtown work force
alone suggests that a potentia market for some
13,000 housing units exists for areas adjacent to
downtown. Thisis based on responses to the
survey, which asked people their degree of in-
terest in considering the Near Northside asa
place to live within the next couple of years.

The focus groups were equally as enthusiastic
about the potentia for the area, although there is
a notable hesitation among lower income focus
group participants. Thisis attributable to along-
standing perception of the Near Northside asa

DEVELOPMENT STRATEGIES
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low income, declining neighborhood from which
low-income people have tried to relocate, par-
ticularly since the 1960s. Higher income as well
as higher educated participants are more com-
fortable with the ability of the proposed devel-
opment to alter such perceptions and to offer a
viable alternative for urban housing in the city’s
core.

The survey supports a wide range of income
types with high levels of interest for housing in
the Near Northside. The demographics of inter-
ested respondents include a strong mix of races,
incomes, household sizes, and homes with and
without children. Empty nest households are as
interested as young households that are either
childless or raising small children.

Theinterest is aso high for owner-occupancy
housing, based on both the survey and the focus
groups. Thisis consistert with the high rate of
home ownership throughout the metro area.

In all cases, respondent reacted strongly to the
need for critical public improvements and their
expressions of interest include an assumption
that infrastructure, road, and open space en-
hancements will be simultaneously provided.

The proposed project, therefore, should attempt
to take advantage of thisimportant desire by
prospective residents to invest in the neighbor-
hood but should not grestly exceed existing ra-
tios of ownersto renters, at least in early phases
of development. One reason to avoid a higher
than prevailing proportion of owner occupancy
is because many of the “interested respondents’
to the surveys aso have relatively low or mod-
erate incomes; while interested in home owner-
ship, they are least likely to be able to actually
afford it.

Another reason to more-or-less match existing
ownership patternsis to create a sufficient num-
bers of rental units to assure strong central man-
agement control of housing conditions in the
Near Northside for many years. A large portion
of renta units, in awide variety of forms, under
single management control will help to stabilize
housing investment and eventualy add value to
homeowners properties.

An important concern among city leadersand
citizens in general is whether people of different
incomes would be willing to live together on the
Near Northside in a mixed-income, mixed hous-
ing type community and, if so, whether such a
community would be successful over time. Both
the market survey and focus group process
clearly indicate that this will not be a difficult
marketing hurdle. Several people in the focus
groups, in fact, suggested that most urban resi-
dents already live in mixed income neighbor-
hoods but no one particularly pays attention as
long as al residents and owners retain similar
attitudes toward property maintenance and life
styles.

A further test of this observation included are-
view of severa existing mixed income devel-
opments built and managed by McCormack
Baron in other cities. Six such developments are
reviewed in the report from St. Louis, Kansas
City (two examples), Pittsburgh, Atlanta, and
Fort Worth. It is clear from the existing demo-
graphics of these projects that a wide range of
household types—based on incomes, marital
status, presence of children, and ages of house-
hold heads—co-exist quite well and have, in
some cases, for over a decade.

SUPPORT FOR COMMERCIAL
DEVELOPMENT

The addition of 700 to 900 housing unitsin the
Near Northside, plus 60 to 70 single family units
scattered el sewhere in the neighborhood, will
increase the need for support commercia goods
and services. A mix of household incomes such
asis anticipated for the Near Northside spends
about 40 percent of income for the kinds of
goods and services typically found in shopping
centers and related locations. Roughly half of
this can be expected to be spent in “convenience
centers’ such as would be most likely to support
the day-to-day needs close to or in the Near
Northside. These would include such stores as
supermarkets, drug stores, dry cleaners, and
small restaurants.

On this basis, the “buying power” for conven
ience goods and services would be about $5.7
million per year. A typica average for sales per
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sguare foot for retailersin this category is about
$250. Thus, $5.7 million could support about
22,800 square feet of convenience shopping.

Thisisless than haf the floor area of atypica
supermarket constructed today, not to mention
needs not met by supermarkets. So the new de-
velopment aone would not warrant magjor addi-
tions to the existing retail types of commercia
space serving the Near North area.

Other commercial opportunities would appear to
emanate from the proximity and access to down-
town Minneapolis. The strong economy has
decreased the amount of available business
space in the downtown area. Thus, streets which
connect directly from the Near Northside to
downtown offer potentia as extensions of the
downtown market, most notably for small sup-
port types of businesses which serve downtown
activity but prefer the lower density and lower
costs of locations adjacent to, not in, downtown.

Estimating the amount of potentially needed
floor area for such locationsis impractical with-
out much deeper research. Therefore, it isim-
portant at this point to combine the vitality of
downtown with alimited amount of added
household support market to initiate links with
commercial real estate brokers and economic
development officials to encourage interest and
investment along commercia carridor(s) in the
Near Northside.

CONCLUSIONS

It is the opinion of Development Strategies that
thereis avery strong market potentia for an
urban, mixed housing type, mixed income de-
velopment in the Near Northside. All of this
assumes that the project will be constructed and
managed with the highest degree of quality, will
be marketed aggressively, and will screen poten-
tial tenants to assure high quality occupants who
will help to preserve the value of the entire de-
velopment for many years.

Asis normally the case, we firmly recommend
that the project be developed in phases so that
investors do not become overly extended and so
that possible changes in market acceptance can
be gauged over time and devel opment plans can

be adjusted accordingly. The development
should emphasize highly visible locations at first
in order to cause marked changes in perceptions
about the area. These initial steps should be
coupled with an aggressive public relations pro-
gram.

Moreover, theinitial phase, in particular, should
include a high proportion of rental productsin
order to demongtrate their marketability and to
assure strong central management of the rede-
velopment initiative. Subsequent, but early,
phases, should introduce for-sale productsin
increasing proportions in order to take advantage
of the apparent strong willingness and ability to
own homes in the neighborhood. Maintaining a
high proportion of rental products, and the cen-
tral management thereof, however, is asimpor-
tant. Mogt, if not al, of theinfill housing in the
neighborhood should be for owner occupancy.

We recommend the general ranges of rental and
for-sale products as shown on the tables on the
following page. Within the market rate compo-
nent (i.e., excluding reference to units financed
with the aid of public housing and tax credits),
we discourage a high number of one-bedroom
units because of the strong desire within the
market for larger units. Within the rental cate-
gory, therefore, we suggest that one-bedroom
units be limited to 15-20% of all rental units,
two-bedroom units should represents 50-60%,
and three bedroom units could be in the range of
20-30%."

We recommend no one-bedroom units in the for-
sale category and that the emphasis be placed
clearly within three-bedroom dternatives. There
should be some single-family detached unitsto
match the mix of the neighborhood but thereis
also a strong willingness within the market to
consider townhouse and condominium products.

Excluded from our recommendations are afford-
able and public housing aternatives; these are
other components of development which can

! Thisisnot to exclude ahigher proportion of smaller
unitsin thelower income, subsidized categories. These
recommendations relate solely to the market rate housing
as measured from the market research.
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readily blend with the market options but were
not explicitly included in the market analysis.
The number of moderate-income participantsin
the market survey and focus groups, however,
clearly suggest that households qualifying for
affordable housing programs will not be in short

supply.

We recommend that three-quarters or more of
the market-rate, for-sale units be priced between
$120,000 and $170,000. Thisisarangethatis

comfortable to the Minneapolis market and,
given the growing strength of the in-city, near-
downtown market (as evidenced by the Ware-
house Didtrict, for instance), aggressive pricing
should be pursued, particularly through the of-
fering of avariety of amenities and options that
help buyers to customize their purchases. The
affordable housing products, on the other hand,
which might include less expensive homeowner-
ship options, are not explicitly addressed herein.

RECOMMENDED M IX OF UNIT T YPES

RENTAL UNITS —M arket Rate
Bathrooms
Bedrooms 1 1% 2 2V Totd
1 15-20% 15-20%
2 5-10% 15-20% 30-35% 5-10% 50-60%
3 10-15% 15-20% 20-30%
Total 15-20% 15-20% 40-50% 20-30% 100%
FOR-SALE UNITS —Market Rate
Bathrooms
Bedrooms 1 1% 2 2Ys Total
2 5-10% 10-15% 15-20% 30-40%
3 10-15% 30-40% 5-10% 45-55%
4 5-10% 10-15% 15-25%
Total 30-40% 40-50% 15-20% 100%

MONTHLY PAYMENTSFOR RENTAL UNITS—Market Rate

Bedrooms
Monthly Rent 1 2 3 Tota
$600 to $700 15-20% 15-20%
$700 to $300 5-10% 10-209% 15-25%
$800 to $1,000 1-5% 40-45% 5-10% 40-50%
Over $1,000 1-3% 15-20% 15-20%
Total 15-25% 50-60% 20-30% 100%

SELLING PRICESFOR HOMEOWNER UNITS—Market Rate

Bedrooms
Selling Price 2 3 4 Total
$80,000 to $120,000 15-20% 15-20%
$120,000 to $150,000 15-20% 10-15% 20-30%
$150,000 to $170,000 35-45% 5-10% 40-50%
Over $170,000 5-10% 10-15% 15-20%
Total 30-40% 50-70% 15-25% 100%
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Section 3/Minority/Women Business &
Employment Participation Plan

l. EXECUTIVE SUMMARY

The Near Northside Implementation Committee recognized the importance of establishing
support and training programs and participation goals prior to the commencement of
revitalization activity. Their foresight resulted in the development of contracts for the training of
residents, development and maintenance of a worker bank, the identification of local businesses,
and training for potential new businesses. The MPHA has entered into contracts with the
Minneapolis Urban League and Biko Associates to provide these services to the Near Northside
community. This program was originally designed to assist in meeting the federal Section 3
requirements.

After an initial meeting that included city officials, McCormack Baron and Legacy, the Urban
League, Summit Academy OIC, and the Civil Rights Department, it was agreed that a sub group
should be convened, headed by Kenneth White, Executive Director of the Minneapolis Civil
Rights Department, to develop the overall goals for this redevelopment initiative that would
encompass the MBE, WBE, SBE and minority workforce (including Section 3) participation
goas. This subcommittee included McCormack Baron, Legacy, the Urban League, Summit
Academy OIC, the Minneapolis Civil Rights Department, and other interested parties. The
group consensus was as follows:

SMALL AND UNDERUTILIZED BUSINESS GOALS

25% MINORITY OWNED BUSINESS
10% WOMAN OWNED BUSINESS

WORKFORCE GOALS
33% MINORITY — SKILLED AND/OR UNSKILLED
5% FEMALE

SECTION 3
10% NEW BUSINESS
30% NEW HIRES

PUBLIC WORKSAND PARK BOARD GOALS
SECTION 3 APPLIES
ANY CONTRACTS AWARDED SAME GOALS APPLY
WORKFORCE GOALSAPPLY

COMMUNITY OVERSIGHT COMMITTEE (APPOINTED BY COUNCIL/MAYOR —
STAFF SUPPORT —M.D.C.R))
This committee will monitor contractor compliance.
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EXECUTIVE REFERRAL AGREEMENT FOR EMPLOYMENT REFERRALS
(CONSTRUCTION EMPLOYMENT DIVERSITY ASSISTANCE GROUP C.E.D.A)
The Civil Rights Department currently administers this contract. Summit Academy OIC will
participate with the referral of their graduates.

CONTRACTORS AGREE TO DIVERSIFY OFFICE WORKFORCE
This represents a commitment of the Minneapolis Civil Rights Department to enforce this
existing provision.

APPRENTICESHIP PROGRAM
Contractors/Subcontractors with contract awards of $1 million or more will commit to a goal
of providing one new (1) apprentice position per $1 million of contracted work. Ninety (90)
percent of this goal will represent people of color from the community/City of Minneapolis.

CONTRACTOR SOLICITATION AND PROPOSAL PROCESS

During the pre-development phase of each construction project, McCormack Baron and Legacy
will conduct a Contractor solicitation and request for proposal process. Initially, a meeting will
be organized to bring interested Contractors and Subcontractors together. A specia effort will
be made to maximize minority business participation at this meeting. The general scope of the
project will be presented and the contractual employment goals and requirements discussed. It
will be emphasized that the selected Contractor entity must provide evidence of their
construction experience, capacity and track record for minority and women business inclusion.
This initial meeting will provide an opportunity for questions and answers and time for
networking between the Contractors and Subcontractors.  Contractors will submit their
qualifications and McCormack Baron and Legacy will pre-qualify an appropriate number of
Contractors, but not less than two or three, to participate in a negotiated Request for Proposal
(RFP) process.

The selected Contractor from the RFP process will participate in at least two rounds of
estimating/pricing of the work at progressive stages of completion of construction design
documentation. The first round will occur with the completion of design development (DD)
documents during the RFP process and the second round will occur when CD, or construction
documents, are approximately 90% complete. At each stage the Contractor will be required to
identify their projected level of minority/women business participation including a list of
prospective Subcontractors.

Prior to the execution of Contractor agreements, the Contractor will be required to provide
evidence of Contractor/Subcontractor compliance with al employment goals. The Contractor
construction agreement and Subcontractor agreements will include binding language that reflects
these goals. The developer will obtain, review and forward documentation from the Contractor,
and will assist and cooperate with the Department of Civil Rights and the City’s Community
Oversight Committee to monitor actual contractor participation performance.
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Near Northside M arketing Plan

Marketing Goals

The marketing goals are to establish a marketing theme for a new construction, mixed use
residential development, and to capitalize on the redevelopment of the subject area by
targeting potential residents from the genera regiona market area, and from various
households from the culturally diverse redevelopment area.

Visual Impact

A logo that fits into the Minneapolis market place would have to be developed. This
logo will be the centerpiece of all marketing efforts.

A color scheme would be developed to further identify the uniqueness of the
community.

Themes
There will be primarily four themes used in marketing efforts:

1 Urban Redevel opment — this theme will emphasize that the site is a renai ssance
development in an urban setting. It will be possible to capitalize on the many
features associated with urban living.

2. Quality New — Quality of construction and a new quality of life will be
highlighted. This development will include state of the art design techniques and
features.

3. Proximity to Downtown — Highlighting convenience to the central business
district, and downtown Minneapolis will be a mgjor marketing focus. There are
many spectacular views of downtown Minneapolis from the subject site, and we
will capitalize on this in marketing efforts.

4, Diversity — With many different cultures in this area of Minneapolis, we will
target the positive impact of a culturally diverse community. By including
diverse organizations and leaders in our marketing effort, we will assure that there
are no perceived barriers to marketing this new devel opment.

Signage

Signage will serve many functions on the redeveloped site. It will further enhance the
multi-cultural theme of the area, the rich traditions of the city of Minneapolis, and aid in
the distinguishing of the Near Northside redevelopment area. Through exterior signage,
we will identify boundaries, give directions, and relay information.

Signage will be in the form of permanent directional signage and monumental style
signage. Leasing signage will also include “now leasing” language. Balloons and other
temporary signage will also be used to assist in marketing.
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V. Marketing/Outreach Strategy
Marketing and outreach will involve three categories.

The first outreach area will include community leaders and organizations. In an effort to
understand and market to the immediate community and returning residents it is
necessary to solicit assistance from the community. Thiswill be accomplished through
community meetings, informational sessions and door to door community outreach.

Outreach to cultural or ethnic organizations will be crucial in communicating the
marketing effort. Marketing materials will be in several languages and the use of
interpreters on staff and or as consultants will be utilized. Employing individuals that
represent the diversity of the immediate community will be the goal.

There are five predominate ethnic groups in the Near Northside neighborhood and are
listed below.

Hmong

Laotian

Somali

Latino

African American

gagbkhwbdpE

These groups will represent specific targeted markets.

Outreach will also involve notices on bulletin boards, articles in newsletters, displays,
letters and followup meetings with prospects.

Marketing efforts will additionally involve capitalizing on the site’ s close proximity to
the downtown area. Traffic for both the market and tax credit units will come partially
from persons who work in the property area and downtown.

If there will be a senior citizen component as part of the Northside redevel opment, the
senior citizen marketing will involve outreach to area churches, the surrounding
neighborhood, and senior citizen organizations and facilities. A staff person trained in
the leasing of senior citizen apartment homes will be an important part of the
management team.

Outreach efforts will aso include those families who would least likely apply to housing
at the subject site. This group will be contacted through regional and local media outlets,
as well as through letters, telephone calls, and door to door visits.

The staff will strive to develop a reputation for superior service and a sense of caring for
each applicant and household. Community activities and resident functions will provide
additional marketing vehicles throughout initial lease-up and into stabilized operation.
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VI. OfficeHours

The office and model unit (when construction alows) will be open six daysaweek. This

schedule will be adjusted to handle the demands of traffic. The staff will work by
appointment if the above schedule fails to meet the specific needs of a prospect.

The hours are as follows:

Monday thru Friday - 9:00 am. — 6:30 p.m.
Saturday - 11:00 am. —2:00 p.m.

Snacks, coffee and soft drinks will be available.

VIl.  Advertising / Community Organization

Advertising will be the key to attracting clients from various socio-economic groups.

The following sources are examples of media outlets and neighborhood organizations

that will be contacted in reference to marketing of the subject property:

Media Outlets

Star — Tribune
Asian Pages
Insight News

Minneapolis Spokesman/St. Paul — Recorder

Hmong Times

The Reader
Southwest Journal

North News

Neighborhood Organization Contacts
Zion Baptist Church
Harrison Neighborhood Association
Northside Residents Re-devel opment Council
Urban League
Hmong American Mutual Assistance Association
Lao PTA
Lao Assistance Center of Minnesota
Southeast Asian Community Council
Glenwood/Lyndale Community Center
Phyllis Wheatley Community Center
PILOT City
Summit Academy OIC
Wayman AMC
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Redeemer Lutheran Church
Churches in the community

Neighborhood organizations will be contacted via telephone and mail prior to apartment
availability.

VIIl. Personnel

Personnel for the management/marketing office, and all site positions will reflect the
racial/ethnic diversity of the subject area. The use of interpreters, either employees or
contractors will be utilized.

Theinitial staff will consist of the following positions:

Property Manager (1)

Occupancy Speciadist (1)

Leasing Agents (at least one bilingual) (3)
Maintenance Engineers (5)

Custodial persons (2)

Neighborhood residents who may or may not be in a job-training program will be
targeted for employment. We will also attempt to hire former public housing residents in
compliance with Section 3 goals. We will build a relationship with the following training
facilities.

Summit Academy OIC

Urban League

Dunwoody Institute

Minneapolis Area Technica Institute

Ea AN

IX.  Downtown Employees

Downtown Employers Outreach will consist of Lobby presentations at the employment
centers:

1. IDS Tower

2. Pillsbury Center

3. Target

4. University of St. Thomas
5. Multi — Foods Tower
6. Dayton’'s

7. U.S. Bank Building

Note: Thisisnot acomplete list.

Information sent to these employees will be followed up with persona visits, and
scheduled appointments.
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The above list of downtown employers represents a starting point. Staff will also contact
hospitals, churches, and synagogues, and employment centers in the greater Minneapolis
area that may produce interest in the subject site.

A weekly schedule of outreach activities will be included with the occupancy report.

Minneapolis Near Northside Master Plan DRAFT



NEAR NORTHSIDE OPERATION
AND
MANAGEMENT STRATEGY

April 2000

Dr aft

Minneapolis Near Northside Master Plan DRAFT



Near Northside Operation & M anagement Strateqy

Sound professional property management practices are the cornerstone of any successful multi-
family housing endeavor. They establish standards and procedures where residents are
respected, involved and held accountable. Apartments, buildings and grounds are safe and well
maintained. The socia environment is supportive and enriching. Successful practices sustain
and enhance the long-term viability of a community and give residents a sense of pride in their
homes. They require property management staff with commitment, consistency, skill, ingenuity,
fairness, patience and humor.

McCormack Baron Management Services manages severa mixed income communities. The
general concept of managing these sites centers on the principle that there is no distinction
between income categories of residents. These sites are managed as if they were a“ market rate”
site. The same screening criteriais used for al applicants regardless of whether they are
applying for public housing, atax credit unit or a market rate unit. Each category of households
is disbursed throughout the site, and units are not assigned by income category. It isthe goal of
McCormack Baron Management Services that there be no distinction between any member of
the community, and that everyone receives superior service.

The following pages describe the operations and management principles, which will guide the
Near Northside Development. Section 1 describes broad goals for the management of the
development. Section 2 describes the key policies and procedures, which must guide the
successful daily operation of the new rental community. Section 3 discusses the home
ownership element and its functions in the community. Section 4 discusses the neighborhood
association, which would include both the rental and home ownership components of the
devel opment.

1 Housing Goals
The primary goals for the operation of the redeveloped community are:

Promote economic integration with households of different income ranges living next door to
each other. The community must be equally desirable for households in public housing and
market rate residences.

Create an environment where there is opportunity for social mobility and where work is
encouraged and rewarded.

Create and maintain a physical and socia environment where all residents feel safe in their
homes, streets, playgrounds and community centers, and are involved in the well-being of
their neighborhood.

Give residents control of their homes and community through fair and timely responses to
property maintenance needs and other management concerns.
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2. Key Property Management Operating Principlesfor the Rental Housing

Effective property management requires regular, repeated attention to the needs of the residents,
the property and the surrounding community through time-tested best practices. It must create
and maintain a desirable environment that will attract and retain involved, responsible residents
who will work with the management of the Near Northside Development. As part of the
development process McCormack Baron will draft a Management Plan detailing the property’s
management philosophies and procedures. It will incorporate the following core elements:

Maximizing safety: Maximizing safety will be a critical part of the Management Plan. It
will address the needs of the Near Northside Development through a combination of
successful methods and strategies. They include resident screening and lease enforcement,
the installation of appropriate hardware, use of courtesy officers (if necessary), collaboration
with the local police department, resident crime watch groups, resident observers and safety
initiatives in the vicinity of the Near Northside Development.

M aximizing maintenance delivery and procedures:. An effective maintenance plan will be
an integral part of the Management Plan and will be based upon a thorough assessment of
both the short and long term physical needs of the property. Such a maintenance plan will be
continually revised in response to the changing and aging condition of the property. It will
include establishing proceduresto: a) minimize utility consumption through utility
monitoring and taking advantage of the most cost effective technologies, b) conduct routine
and regular preventive maintenance, ¢) maximize maintenance work efficiency through a
maintenance work process that involves work order processing, efficient staff work
assignments, quality control and review, d) maximize the quality of the work through pre-
employment skills appraisals, ongoing training and supervision, and €) realize effective
purchasing through competitive bidding. A maintenance plan based solely on aresponse to
resident complaints and emergencies |leads to the inevitable deterioration of the property.

Maximizing Occupancy: Maximizing occupancy is abasic property management practice
that involves minimizing vacancies and minimizing turnovers. It starts with a community of
responsible residents. A thoughtful resident selection plan will be another key element of the
Management Plan, which will be developed with input from the MPHA and other
organizations. Time and quality standards for preparing units for re-rental and ongoing
marketing are also included.

Maximizing Collections: Adeguate and predictable cash flow is crucial. A consistent, fair
and enforced rent collection policy will minimize tenant receivables, bad debts and damages
to the property.

Maximizing Cost Effectiveness. A well developed operating budget is the financial road
map that guides the manager in carrying out the Management Plan. Accurate and timely
accounting practices as well as regular reviews and revised projections will assure
conformance with the budget.

Maximizing Competitive Advantage: A creative marketing plan is another part of the
Management Plan. It will be geared towards attracting qualified residents who will respond
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to the advantages of a mixed-income community that offers exemplary property management
services. These practices must be established quickly since positive ‘word of mouth’ isthe
strongest and most desirable advertising. The Near Northside Development will become
known as a community where residents actively participate in developing rules and
regulations and expect other residents and outside visitors to abide by the rules. The curb
appeal will be first rate and announce to the community that Near Northside is a desirable
address. Rental rates will be competitive with the local market.

Maximizing Resident Satisfaction and Participation: Regular ongoing meetings between
residents and management will be established to foster active resident involvement in all
aspects of the design and implementation of the community rules and standards. A resident
survey will be aregular assessment of residents’ experiences and opinions about the
management, their apartment and their community. Practices will be adjusted to insure
improvements. Complaints and concerns will be dealt with promptly. Residents seeking
assistance best handled by the social services programs in the Near Northside area will be so
referred. An equitable grievance and dispute process will be established.

Maximizing Staff Competence and Satisfaction: There is ssmply no substitute for an
appropriately experienced, skilled and motivated site staff. They must be well trained, well
supervised, well supported and able to act independently. The Management Plan will include
a staffing plan detailing all the positions and job descriptions. In staffing selection priority
will be given to qualified residents of the property and then to members of the local
community.

Maximizing Timely and Accurate Reporting: The Management Plan will detail the types
and frequency of financial and operational reports that will be generated.

Rules and Regulations: The Management Plan will explain how the residents will be asked
to participate in developing the rules and regulations that will become an addendum to the
lease. Itiscritical that the resident community participates in establishing the rules and
standards for community living so as to help reinforce those standards within the community.

3. Home Owner ship

The home ownership components of the Near Northside Development will include detached
sngle-family homes, attached townhouses and condominiums. The home ownership residents
will be avital part of the Near Northside Development and it is important to include this
component in the management strategy.

We are proposing that a neighborhood association be established (much like typical suburban
subdivision associations) which would address issues of maintenance and management of
common areas and possibly public areas as well. In addition, it would include architecturd
control of exterior building changes and additions and would approve site improvements such as
fences, satellite dishes, and street and driveway parking. Townhouse and condominium owners
would be members of their respective condominium associations, which would be members of
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the neighborhood association. Single-family homeowners (fee smple) would belong to the
neighborhood association only.

4, Neighborhood Association

The final piece, which must be considered, is the long-term success of the entire mixed- income
community, which is being created. We are proposing that a neighborhood association be
established which would include all aspect of Near Northside Devel opment as briefly described
above. Both rental and ownership entities would be members of the neighborhood association as
aresult of restrictive covenants recorded against all properties prior to any sales or conveyance
of land. The neighborhood association would establish and enforce the rules and policies for the
entire community.

These guidelines will establish standards of conduct, and will principally regulate the physica
maintenance of the neighborhood including common area amenities such as decorative lighting,
flowerbeds, shrubs and security. They would also include lawn maintenarce, exterior house or
unit maintenance and vehicle parking regulations in areas that the neighborhood association
would oversee and enforce.

McCormack Baron would provide assistance in the formation of the neighborhood association,
and would be initially responsible for the accounting work associated with member dues
collection, bookkeeping, preparing budgets and directing operations. 1t would be the long-term
objective to have the neighborhood association ultimately oversee and administer all aspects of
managing its own affairs.
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GLENWOOD AVENUE COMMERCIAL MARKET ANALYSIS

EXECUTIVE SUMMARY

On the Near Northside of Minneapolis, Glen-
wood Avenue represents a variety of current
land uses including retail, industrial, office, and
residential. This report focuses on the section of
Glenwood Avenue between Lyndale Avenue on
the east and Thomas Avenue North on the west.
The commercia market recommendations are:

Increase specialty, niche restaurants and ser-
vices

Increase parking-oriented retailing and ser-
vice businesses in the area

Take advantage of the International Market
Square building

Beautify the current industrial and distribu-
tion businesses on the east end

The Glenwood corridor is currently “under-
stored” by at least 20 retail locations. With a
relatively high per capita and average household
income for urban neighborhoods, the Glenwood
area should easily accommodate the recom-
mended commercial applications.

NEIGHBORHOOD RETAILING AND
SERVICES

The west half of Glenwood Avenue provides a
natural areato encourage restaurants with a
Northside heritage and aso eclectic or unusual
retail ventures. Other types of businesses that
will dowdll in thisarea are, for example, dry
cleaners, specidty gifts made by local craftsper-
sons, and a dance studio or fitness center.

These new businesses should be clustered in a
compact “small town” configuration, encourag-
ing residents and others to walk the district, en-
joy the atmosphere and learn of other retailersin
the area. This situation will create synergy in
that the consumer may be looking for a specific
restaurant but may decide to try anew onein the
same area next time or return to shop at one of
the speciaty shops.

AUTO -ORIENTED RETAILING

At the proposed north-south boulevard planned
where Fremont Avenue crosses Glenwood, two
of the main auto-oriented retailing establish-

ments exist — Glenwood Oriental Market and
Northwest Tire & Auto. The planned new
boulevard should have the effect of increasing
traffic flow along Glenwood as people search for
aternate routes north and south. This area
would then be well suited for alarger drug store
or other service based stores requiring either
parking or drive-thru facilities.

Given the new access created by the north-south
boulevard, this location will also be particularly
inviting to an office center for various busi-
nesses needing a moderate amount of space. By
consolidating some of the current office-based
businesses in the corridor and attracting new
ones, the current sense of neighborhood frag-
mentation would be substantially |essened.

A final possibility for this section of Glenwood
Avenue would be the relocation of the Minnea-
polis Farmers Market. It would have much bet-
ter automobile access and severd of the com-
parison sites in Kansas City and St. Louis have
successfully integrated their Farmers Markets
into similar areas.

FURNISHINGS AND INTERIORS MART

On the eastern end of Glenwood Avenue is the
International Market Square Building, whichisa
remarkable consolidation of showrooms and
displays for designers of interior spaces
throughout the Minneapolis area. The busi-
nesses that currently occupy this building would
benefit from attracting other design and con-
struction focused businesses to the eastern end
of Glenwood because of the synergy created
when businesses congregate together.

The Hirschfield Building and some tenants of
the Aldrich Building aready demonstrate this
synergy. These businesses begin to create the
critical mass necessary to attract other important
showroom type businesses.

By emphasizing good urban design, the Glen-
wood image will be raised and a unique entrance
(exit) will be created around this area.
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GLENWOOD AVENUE COMMERCIAL MARKET ANALYSIS

INDUSTRY AND WAREHOUSING
With this redefinition of the entrance to Glen-

wood, those successful industrial and warehous-
ing businesses to the immediate west need to be
made more visualy appealing. The recently
completed Streetscape Plan and the Bassett
Creek Valley Plan address this issue by suggest-
ing re-organizing industrial land uses and con+
verting some to more acceptable uses.

The most critical matter in this areais with out-
door storage. Severa creative soutions need to
be implemented to make the area more visually
appealing short of relocating businesses ato-
gether in favor of retail or dining. The potential
to the west in terms of neighborhood-focus
commercia development makes it imperative
that the industrial components already in exis-
tence comply with more specific standards of
visual attractiveness.

METHODOLOGY
These recommendations are the result of a

SWOT (strengths, weaknesses, opportunities,
and threats) analysis, comparisons of the charac-
teristics of similar urban commercial corridors,
and analysis of the demographic characteristics.

SWOT Analyss
The SWOT analysis reveals many |locational
assets in the Glenwood area and an extensive
corridor with ample red estate opportunities.
Yet it isan areawith a perception of transient
residents and crime, a shortage of supportive
retail, and a major opportunity afforded by the
proposed north-south boulevard.

The SWOT analysis should be viewed as a
method in which to build on strengths, convert
weaknesses into strengths, exploit opportunities,
and minimize threats by planning for contingen-
cies.

Similar Urban Commercial Areas
The periodic Project Reference Files of the Ur-
ban Land Institute (ULI) were used to determine
other projects with smilar characteristicsto
Glenwood Avenue. The sample includes:

Greenway Plaza, Yonkers, NY;
Renaissance Center West, Las Vegas, NV;
M ashpee Commons, Mashpee, MA;
Shoppers Penn Daw Plaza, Alexandria,
VA

The projects are highlighted to showcase many
of the features that can be successful in an area
like Glenwood Avenue.

In addition, five locations similar to and includ-
ing the subject area were visually surveyed to
determine the number and scale of businesses.
Thelocations are:

East Franklin Avenue —Minnegpolis
Plymouth Avenue — Minnegpolis

Penn Avenue & Cedar Lake— Minneapo-
lis

South Grand Boulevard — S. Louis
Southwest Boulevard — Kansas City

The combined information from UL| and site
visits was then used to make the recommenda-
tions for land use.

Demographic Characteristics
A two-mile radius was used to compare house-
hold characteristics in the subject area and three
of the selected markets. It was discovered that
Glenwood has the third largest population and a
notably higher average household income than
the comparable areas.

Given the high concentration of households
within the two-mile radius, which partly cap-
tures a suburban commuter route, and the higher
household incomes, Glenwood can support the
new commercial recommendations contained
within this report if properly planned, managed,
and marketed.
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A Proposal from The National Trust's Main Street Center 1785 Massachusetts Ave., NW Washington, DC 20036

EXECUTIVE SUMMARY

How THISPRoOPOSAL CAN BENEFIT THE NEARNORTHSDE

McCormack Baron's Near Northside Minneapolis project is exciting. A historically depressed
area of the city will become a vibrant and attractive neighborhood for a diverse population.
New multi-family and single-family homes will invite families and singles looking for a high
quality of lifein a close-in neighborhood. One compliment to the planned community will be
greater neighborhood retail and service opportunities.

“Qudlity of life” in aneighborhood is a major selling point. A high quality neighborhood-
shopping district can enhance the quality of life being offered in the Near Northside to
potential new residents as well as enhancing the livability of the areafor current residents. In
order to complement the “town center” — style of residential development planned by
McCormack Baron and the traditionally styled existing homes, the retail area serving the
neighborhood should have a similar style. An urban, rather, than suburban, development will
present a complimentary theme.

Although the current business areas near the project are under-performing and contain
incompatible uses, there seems to be an opportunity to develop a shopping areathat is morein
keeping with the neighborhood’ s design concept.

THE ISSUES YOU FACE

The Near Northside has a number of specific retail development needs, which must be
addressed in your efforts to improve the overal success of the area. You are interested in
developing aretail “Main Street” that enables the residents to purchase quality goods and
services in an attractive environment. Y our specific needs include:

ENHANCING THE NEW NEAR NORTHSIDE
NEIGHBORHOOD

The Near Northside has many attractive residential neighborhoods near
the McCormack Baron project. Unfortunately, the business didtrict is
scattered with a mix of industrial, low-end retail and service businesses
in no coherent district. Many “typical” goods and services one would
expect to find in a close-in urban neighborhood do not exist, requiring
residents to look elsewhere for day-to-day needs.
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CREATING ECONOMIC OPPORTUNITY

The Northside has been traditionally depressed. Job opportunities are
limited. Residents need more economic opportunities. The rebuilding of
the Near Northside offers an opportunity to create an entrepreneurial
environment. This environment requires a fostering of new business
ideas and the capital to take those ideas to fruition.

| MPROVING BUSINESS PRACTICES

Many current small business owners in the district are unknowingly
sabotaging their success by their business practices. With the growth in
residents as aresult of the Near Northside project, these businesses have
an opportunity to grow, but only if they are able to offer the quality of
goods and services that consumers expect in an attractive shopping
environment.

BUILDING A SENSE OF PLACE

For many commercial developers, al neighborhoods--and their shopping
districts--are the same. They think, "Neighborhood shopping district
means a strip center or power center.” Unfortunately, that boilerplate
concept that most developers use is not neighborhood-focused and is too
generic. It tends to come from a desire to treat urban neighborhoods as
suburban green fields and is often too insensitive to community context
and the trend to new urbanism.

The new Near Northside project offers a true urban neighborhood and
gives the consumer a reason to choose your aternative to a distant
suburban experience. The current mix of suburban and urban forms in
the various business areas is not complementary with the new
development, or the existing residentia areas for that matter. A new,
more traditional, design is needed in the business area.

THE OUTCOMES YOU EXPECT

These are important challenges, which we believe can be addressed by a business devel opment
and community development strategy. By addressing these business, design and organizationa
needs through the Main Street approach, the Near Northside will see positive business results
in the a number of critical aress:
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A COMPREHENSVE COMMERCIAL REDEVELOPMENT
STRATEGY

The community and McCormack Baron recognize the need to support
the neighborhood surrounding the new project as well as the project
itself. A comprehensive commercial redevelopment strategy will help the
area gain a competitive advantage. The benefits of developing this
strategy are many: a higher quality of goods and services available for
area residents, an attractive business area that complements the
resdential areas, economic opportunity, and a systematic means to
maintai ning the improvements.

Implementing a Main Street redevelopment program provides the Near
Northside with the tools to be successful.

CoMPATIBLE DESIGN

The new and existing residential areas in the Near Northside contain
some attractively designed homes. A commercial area designed to
compliment the residential areas will enhance residential values and
make the area even more desirable.

ACTION-ORIENTED PLAN

Commercial and community development works best when it is
implemented in a step-by-step fashion using a proven methodology.
Community organizations need a “blueprint” to follow.

INCREASING THE ATTRACTIVENESS OF THE MCCORMACK
BARON NEAR NORTHS DE PROJECT

McCormack Baron can control the design quality of its project area via
the Master Plan. By supporting a commercia revitalization strategy in
the adjacent areq, that design can be enhanced by fostering a quality
commercia development.

PRESERVATION-SENS TIVE APPROACH

Although most of the commercial areas in the Near Northside are not
historic, a smal number of commercia buildings in the area provide
interesting traditional design. Many of the existing residential areas
contain bungalow homes that establish a sense of place and history. Any
commercia redevelopment project in the district needs to be sensitive to
the traditional forms. Any historic buildings should be considered as
assets.
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NEAR NORTHSIDE, MCCORMACK BARON & NATIONAL

TRUST PARTNERSHIP
One important outcome of a Main Street redevelopment in Near
Northside is the opportunity for the National Trust's Main Street Center
and McCormack Baron to partner with local organizations and the City
of Minneapolis. Each partner brings a unique set of sKills, experiences
and expertise to the project. Such a collaboration can only be an
advantage to the future of the Near Northside neighborhoods.
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