GRANDVIEW COMMONS TOWN CENTER
COMMENTS TO URBAN DESIGN COMMISSION BY
KEN GOLDEN, FEBRUARY 15, 2012

MY INTEREST/ QUALIFICATIONS :

Former alder/ Plan commissioner early advocate of new urbanism

Worked with Veridian/Jeff Rosenberg on this neighborhood

Lead sponsor of Madison's big box ordinance

Asked by neighbors for opinion and ideas due to experience with Trader Joes
Wiliing to assist in developing a constructive outcome for all- compromise

PROCESS AND UDC ROLE AS I SEE IT

After this meeting the issue(s) and dispute will go back to neighborhoods and
alders for resolution before it goes to Plan Commission

i am hoping you apply our expertise and give direction/ possible solution on
major issues and perceived/actual problem characteristics of current plan.

PROBLEM CHARACTERISTICS/ PERCEIVED OR ACTUAL (what | see and hear)

1.

Size of store: Proposal is 58,000 sq. ft. seen as too big. I'm personally not as
concerned with size as how it has been handled. | would point out though that
Middleton Hills as a 40,000Sq. ft. Copps that is well hidden and valued.

Position of store on lot: Store is on middle/far side away from town center 150
feet from street. Nice walk way in middle but still far to walk. Developer cites
$1million phone box and slope problems as reasons- I'm not qualified to judge
veracity of this. UDC needs to decide or get experts to evaluate.

Size of lot: There are no cross streets intersecting this lot as proposed. Can one
between Big Dipper St. and Cottage Grove rd. be added instead of being and
internal drive if store must remain where it is?

Big box format inappropriate for a fraditional neighborhood: This store is a big
box in form, mass and position; 1 story, door to parking lot and not to public
street and uninspiring sides. Windows and materials are simply make up on
underlying inappropriate model. Major design changes to appearance and
materials needed. Solid ideas can be UDC'’s greatest contribution to this
proposal. (see solutions, below, for my ideas)

Visibility of parking: While this is technically in compliance with big box
ordinance, the parking lot's exposure to Cottage Gr. Rd. and its relation to public
street are problematic- if retained, needs to be screened substantially.




6. Relationship of building to C.G.Rd. seems intended that C.G. rd is being treated

as an “A” street with adjoining land uses not relating fo it at all. Not characteristic
of Madison’s traditional neighborhoods (e.g. Willie, Monroe Sts.)

Number of parking spaces: 293 spaces for 58K sq. ft. means a ratio exceeding 5
per 1000 sq ft. traditional neighborhood projects typically provide 3.54 spaces
per 1000.

SOLUTIONS/PRINCIPLES WORTH CONSIDERING- by UDC and then the
neighborhoods, alders, developers and Roundys.

1.

An anchor grocery would be an asset to the neighborhood and area. Trader Joes
has helped the Monroe business district and neighborhoods tremendously.

The store should have more than one story- Require the building to be capable
of supporting up to 3 stories.

The developer/Roundys should consider the viability of Middleton Hills model:
40,000 sq. feet might be a viable store and might permit other improvements.

The building needs to be fotally redesigned and, if possibie, moved: can it be
closer to the town center and designed to appear to be more than one store by -
use of windows and materials.

Find a way fo add “liner buildings to screen parking lot more.

Reduce parking to 3.5-4 spaces per 1000 for Grocery: if library and liner building
create greater demand, add but add modestly.

Hide any parking lot that is exposed to a street: Use fencing, a brick wall as high

as headlights and dense evergreen landscaping.

Consider adding a public street to site: In current site configuration, street might
be between Ctge Gr. Rd and Big Dipper.

SUMMARY

if UDC makes or suggests assertive changes of the type proposed, the commission
should consider referring this item to a future meeting so any compromise between all
parties can be reported back. However, UDC should provide some guidance and
substantive input to the process in which the alders, neighborhoods and developers

agree to participate.




After the plan’s adoption, developer Barry Mandel pledged
the launch of a $100 million project that will replace a large
tannery building with 500 condominium units and apartments
overlooking the river. That seven-acre endeavor will include
retail facing the street. Other developers are expected to build
offices, shops, entertainment, and additional housing in the
redevelopment area. Peter J. Park, planning director under
Norquist and now manager of planning and development for
Denver, told a CNU session in Chicago that the project dem-
onstrates “the need to think about transportation and devel-
opment simultaneously.”

The cost of demolishing the freeway, constructing the boule-
vard, and building the new bridge was estimated at $25 mil-
lion, the bulk of it paid for by the federal ISTEA transportation
program. Once the project got moving, the city extended the
demolition two more blocks fo the west. That brought in more
land and more than doubled the expected value of real estate
development, according to the Department of City Develop-
ment. It also boosted the city’s portion of the project’s cost to
about $15 million. That sum will be recovered through a tax-
increment financing (TIF) district in the redevelopment area.

Mayor Tom Barrett has requested that the plan’s land-use
section be amended to bar new tax-exempt uses in the rede-
velopment area unless they're approved by the Redevelop-
ment Authority and the Council. Preventing tax-exempt de-
velopment would ensure that the TIF district gets as much
revenue as possible. Milwaukee County owns 16 of the acres
to be developed, and the city owns less than 1 acre, Other
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From the air, construction of new streels [s ylslhle on the land left
vacant from the road demolition.

land is owned by private owners, who have been in discus-
sions about its development potential.

The county and the state governments contributed to the
project’s cost. The city controlled the uses and design stan-
dards. “It's been a long process,” said Rozek, noting that the
city and the county worked together on the plan and on land
disposition. “It took five years from saying publicly it's some-
thing we should do to having a plan approved,” she said.
“When dealing with multiple jurisdictions, you have to be
patient and take time to bring them all in.”

Removal of the freeway is also expected io-foster develop-
ment of sites beyond the redevelopment area, such as Pabst City,
a former brewery that is to become a combination of apartments,
condo units, offices, refail, and entertainment venues, ¢

Middleton Hills town center approved

dents wanted, the plan also induded se-
rious design flaws, Thé supermarketK

Wisconsin project balances need for
anchor store with sensitivity of impact.

ew urbanists are continually hon-

ing their strategies for how to make
mixed-use town centers work. Agreatex-
ample is Middleton Hills, a tradiional
neighborhood development (TIND) near
Madison. When the project was designed
10 years ago, planners envisioned a se-
ries of individually owned small shops
in the project’s town center. In the last
decade, the project has succeeded in its

residential build-out, but developers
showed little interestin thé towh center
Dan Erdman, son of the late town
founder Marshall Erdman, tried hishand

at the town center and came up with a _}C

plan that inchuded a 42,000 sq. ft. Copps
Supermarket+T, too, believed in the small
store vision ... it didn't take long for retail
reality to set in,” he said in a presenta-
tion at CNU XII in Chicago. Erdman
found community support for his plan
but also strong opposition, Besides offer-
ing a much larger store than many resi-

turned its back on the town's main sizgef,
and the plan called for délivety tieks to
drive irito the community;rather than ac-
cessing the store directly from the arte-
rial. The final plan, a collaboration be-
tween Linville Architects and Duany

Plater-Zyberk & Co., solved these pi‘bb-%"

lems with liner builders, a second (pedes-
trian-oriented) “marketplace entrance,”
and a new location for the loading dock.
The plan was approved this May and was
slated to break ground in July. The store
is expected to open in May 2005. 4

Evolution of the Middleton Hills Town Center: from left, the original charrefte plan showed small, individuafly owned commerclal lots. The
middie pian, drawn up for developer Dan Erdman, was maere in line with market realities, ye! it also included a large store hacking up to the

main street, and fruck traffic in the neighberheod.
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Urban grocers proliferate

Demographic and market conditions
are causing supermarkets in the
Washington, DC, region and
elsewhere to modify their designs
and fit walkable neighborhoods.

ROBERT STEUTEVILLE

frend towards urban supermarkets
is evident even in this economic

downturn. In the Washington, DC, area,
at least 10 grocery stores with pedes-
trian-friendly design have been built or
are moving toward construction.

Urban-format grocery stores are
built mostly in transit-served, walkable
neighborhoods — often where new
urban development is taking place,
says Brian O'Looney of Torti Gallas and
Partners in Silver Spring, Maryland.
The firm is working on a Whole Foods
Market in North Bethesda, Maryland,
with MV+A Architects, and on Safeways
in Washington's Georgetown and Ten-
leytown sections. All are urban-format
stores; the first two are expected to open
in 2010. The Tenleytown store is sched-
uled to start constructon next year.

“We are definitely focusing on stores
in our urban core and will not be build-
ing stores in urban areas that are growth
dependent,” says Craig Muckle, man-
ager of public affairs and government
relations for Safeway’s Eastern Division.
Safeway is one of North America’s larg-
est supermarket chains with more than
1,700 stores, the company reports.

Parking is being reduced and is
placed below or above the store—or in
the interior of the block in urban-format

stores. One or two sides of a super- .

market are often lined with shops that
activate the street and avoid presenting
a blank wall to pedestrians,

One entrance to an urban-format
store must open to a quality urban
environment, O'Looney says. Super-
markets typically have two entrances,
he explains. In the case of conventional
stores, both entrances face parking. For
an urban store, one entrance leads to
parking and the other to the street.

Until recently, supermarket chains
focused primarily on the subwbs. The
business model involved rolling out the
same store with parking in front, again
and again. When supermarkets did
build in cities, they plunked down the

same suburban box whenever possible.
This approach worked as long as new
growth was taking place primarily in the
suburbs and the cities languished.

In the mid-1990s — just as the for-
tunes of dties began to shift — Whole
Foods pioneered more urban formats,
says Jim Voelzke, an principal with
MV+A Architects of Bethesda. Whole
Foods found an eager market — and
Harris Teeter, Safeway, and Giant later
followed with urban-format stores in the
DC area, he says.

The region is not unusual, the archi-
tects say. Wherever the right conditions
exist — good-quality urbanism and
underserved markets — supermarket
operators are now willing the break the
old rules.

EXPECTATIONS CHANGE
IN THE SUBURBS

The housing meltdown has had a
significant impact, says Seth Harry, an
architect in Woodbine, Maryland, who
has retail expertise. Supermarket opera-
tors can no longer build in the distant
suburbs in the expectation that thou-
sands of housing units will soon spring
up to support the store. “That model is
more or less dead,” Harry says. “Even
the guys who built empires based on
that model are recognizing that they are
looking at a new paradigm.”

Meanwhile, cities have seen a resur-
gence in residential construction in the
fast decade, and the new residents are

Parking at the Saleway at {ransif-oriented Cityvista was reduced by 40 percent.

The Harrls Teeter in the Village at Shirl-
ington, northern Virginia, Is a rars urban-
format store withaut rail transit. But it is
locaied in a mixed-use urban center.

bringing their retail dollars with them,
Harry says.

Urban-format stores are mostly being
built in affluent parts of cities, Harry
adds. These areas have higher land
values and often citizens and public of-
ficials that demand high-quality urban
design. Taxes and payroll costs may also
be higher, he notes. But urban centers '
offer many more affluent customers in
close proximity to the store — and these
areas are often underserved by retail,
Harry says. !

Muckle confirms that Safeway is |
pressured to place stores on the street in
urban areas, However, he also notes that
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entitlements have come more quickly in
recent years in DC. “There's a desire to
see these things happen faster, shared
by government officials and different
constituencies,” he says.
Supermarket operators are still
reluctant to locate in poor sections of
cities — and when they do, they tend to
build conventional suburban stores on
cheap sites like old warehouse proper-
ties, Harry says. "They will argue that
you are lucky to have us here serv-
ing this demographic at all,” he says.

- But, as urban formats “become more

commonplace and store operators are
more comfortable with the metrics of
urban stores, the trend will work its
way down to the less affluéent areas,”

/ he predicts.
" Parking is the biggest design chal-

1&7ge, Voelzke says. Operators use
standard suburban ratios of 5 spaces per
thousand square feet. This much park-
ing is usually not necessary or economi-
cal in urban Jocations, where customers
walk and take transit. Parking isus

cut to 4 per 1,000 square feet — and in |

medium- or high-density irban loca-
tions the number can be pared down to

the 2s or 3s (per thousand square feet),
he says. A Safeway in Cityvista, a tran-
sit-oriented project on 5th and K streets
NW, DC, has a parking ratio of 2.9 per
1,000 square feet, Muckle reports.

In mixed-use projects, the rent paid
by the supermarket may be subsidized
and not reflect the full construction
costs, Harry notes. A subsidy makes
sense if the developer believes the su-
permarket will help to sell residential

|

Urbhan-format slores, like this one in Columbia Helgfils, are buiit to the sfdewalk.

units, he explains.

Depending on the construction that
is required, costs can be substantially
higher in wrban locations, but they vary.
“In some cases the costs are fairly simi-
lar,” says Muckle. “We try to keep them
down as much as possible.” One key is
to avoid the high cost of digging inder-
ground parking if possible, he says.

The interior layout of the urban stores
hasn’t changed much, O’'Looney says
— but a greater emphasis is placed on
sales of high-quality produce and natu-
ral and prepared foods. The mindset of
the shopper is different, Voelzke adds.
People often shop daily at urban stores
instead of weekly, and purchase less
tood per visit.

So far, the financials have been sound.
1 see a conHnuation of this trend,” Voel-
zke says. “I have yet to hear of a single
store that has not been successful and
able to meet reasonable expectations.”

Aslong as walkable urban places are
built from scratch or revitalized, more
urban-format stores will follow, Harry
says. In his view, the design of the store
is driven by the urban fabric,

Mainstream supermarkets now real-
ize that they have to rethink the place-
ment of the parking in urban locations,
O'Looney says. But it still takes an ur-
banist architect to convince most opera-
tors to accept other design refinements
— such as including Hiner stores on two
sides of the building, he adds.

The Georgetown Safeway is a good
example of how that company’s ap-
proach has changed. The store is under
construction on the site of an older 45,000

by MV+A with materials and massing

square foot Safeway store with parking in
front. The new 65,000 square foot store,
geared to what Safeway calls the urban
“lifestyle” market, is raised up a level
with parking below. Small retail shops |
line the street and hide the parking.

BUILT EXAMPLES OF
URBAN-FORMAT STORES

* A 55,000 square foot Safeway
opened in 2007 at Cityvista, which also
includes 685 rental units and another
75,000 square feet of retail. The grocery |
store space is 28 feet high, which al- ﬂ_%
fows for two levels of liner retail and .
restaurants — placed onTwo $1des of
the building. The third side has the
main entrance and street windows that
display the produce section. The fourth
side has the loading dock, The parking
is located below the store,

Cityvista is located in the NoMa (north
of Massachusetts) neighborhood, which
has seen construction of 8,000 apartments
in recent years, according to Wikipedia.
Ii’s an example of how new urban devel-
opment can drive supermarket location.
Torti Gallas designed this store with
Michael Marshall Architecture.

+ A 42,000 square foot Whole Foods
Market is situated under three stories
of condominiums — 116 total — and
a 10,000 square foot fitness center in
Alexandria, Virginia. The building at
Duke Street and HoHand Lane sits on
the northeast corner of the 80-acre, high-
density, new urban Carlyle development
— and near the Metro. MV+A’s design,
with sloped roofs and pilasters, re-
sponds to the historic architecture of the
city as well as recent buildings — some
modernist — in Carlyle, Voelzke nofes.
Three levels of parking, accessed by a
rear alley, are below the store, which was
completed in 2006.

* A 55,000 square foot Giant was
completed in 2007 near the Columbia
Heights Metro station in DC, a revitaliz-
ing neighborhood that won a CNU Char-
ter Award in 2009. The store, with two !
levels of parking above, fills out a block |
that includes the reuse of the historic
Tivoli Theater building and anothernew |

retail/ office building. The supermarket

and mixed-use building were designed |

to complement the theater. The north
face of the block is lined with three-story
townhouses, reflecting the existing hous-
ing across Monroe Street. 4
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New Urbanism has come
a long way in six years

ln March 2006, Rob Steuteville and I got together in Middletown, New York — mid-
way between his home in Ithaca and mine in New Haven-— and spent a few hours
outlining what we hoped to cover in the next edition of the New Urban News best
practices guide. The guidebook had already gone through three versions — an unre-
fined first edition published in 1999, a somewhat larger second edition in 2001, and
a 2003 third edition that was widely accepted as a standard reference for the trend.
We anticipated that the fourth might roll off the presses by the summer of 2007,

Instead, here it is June 2009, and the volume titled New Urbanism: Best Practices Guide,
Fourth Edition, has just been published. It took this long because the guide has grown
more than we anticipated — to 26 chapters spread across 448 pages. And the reason
it has gained such heft is that in the six years since the third edition, New Urbanism
itself has become a more comprehensive and sophisticated movement, with a wider
set of objectives and a larger range of policies and tools to choose from.

“Sustainable development” has emerged as a priority. From the bucolic Woodsong
traditional neighborhood development in North Carolina to HOPE VI projects like
High Point in Seattle and New Columbia in Portland, many of the most progres-
sive walkable neighborhoods in the US are using permeable paving, rain gardens,
and other devices that reinforce the natural systems. Sustainable urbanism has the
potential to help address environmental problems — if enough practitioners (backed
by clients) become fluent in these techniques.

The rural-to-urban Transect, an unfamiliar concept early in this decade, is now being
incorporated into all sorts of undertakings. The Transect has given new urbanists a tool
for communicating with the public and for tailoring all the major aspects of develop-
ment — building heights, setbacks, planting, and open spaces among them — (o suit
the context of differing locales. Form-based codes are catching on, and the SmartCode
is undergoing continual refinement as it’s implemented by municipalities.

PROGRESS ON NETWORKS AND THOROUGHFARES

Inch by painful inch, a growing sophistication is also coming to the design of street
networks and major thoroughfares. Transportation engineers are learning about
“context-sensitive” roadway design. Professionals are grappling with how best to
measure street connectivity, and governments are considering whether to follow the
example of cities and states that have adopted connectivity requirements. P

Other kinds of progress since the Third Edition? “Lisér” buildings — typically
shatlow structures containing stores, restaprants, apartments, and other engaging
uses -+~ are increasingly concealing the blank walls of big box stores, movie audito-
riums, and parking garages. Liner buildings have become an important part of the
urbanist’s repertoire.

A more rational approach to parking has gained ground. Cities are introducing
parking prices that vary by time of day, to modulate the parking supply. Today there's
abetter track record in reducing the need for parking to begin with. Strategies for mid-
block parking — in various intensities and with differing uses — are multiplying.

Tremendous work has been done by new urbanists on building types, from court-
yard housing to live/ work units to back-to-back duplexes. This holds great promise
as demographic trends increasingly favor urban and denser housing and the need .

for affordable and mixed-income housing grows.

There has even been some progress in the long-running battle between modern
and traditional styles of architecture. The Besf Practices Guide attempts, at some
length, to sort out how and where modern and traditional styles function effectively.
We concluded that New Urbanism has room for both iraditional and contemporary
forms of architecture - when the right conditions are met.

As time goes by, New Urbanism engages an ever larger variety of places, issues,
and goals. Much of the world may not yet realize it, but the movement has come a
long way since Seaside. Judge for yourself in the latest guide. ¢
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