May 30, 2017
Fox Point Plan Commission
Village of Fox Point
7200 N. Santa Monica Blvd.
Fox Point, WI 53217
Dear Fox Point Plan Commission:
On March 10, 2017, Mandel Group, Inc. (“Mandel”) submitted the following petitions to the
Village Board and Planning Commission:
1. Request to rezone a portion of the Dunwood School property located 217 West Dunwood
Road to a PDO Planned Development Overlay pursuant to Section 745-21 of the Village
Code (the “Property”);
2. Request for twenty percent (20%) density increase pursuant to Section 745-21(E)(8)(e) of
the Village Code; and
3. Request for approval of certified survey map modifying existing lot lines on the Property
pursuant to Section 738 of the Village Code (the “CSM”).
For your convenience in advance of the June 5, 2017, Planning Commission meeting, I have
enclosed our prior petitions, submittal materials and correspondence. Our project comes to you
based on the Building Board’s unanimous approval of the project. In particular, the Building
Board found the size, quality and architectural design of the project to be compatible with the
Village and surrounding neighborhood and that our design “met or exceeded” the standard of the
ordinance. It is our understanding that the CSM will be referred to the Planning Commission at
the regularly scheduled Village Board meeting on June 13, 2017.
As some of you know, Mandel has been working on the redevelopment of the Dunwood School
since October of 2015. The concept plan before you represents the best ideas gleaned from our
collaborative efforts with a number of stakeholders including neighbors, Village Staff and elected
officials, and the best technical experts in the marketplace. I look forward to discussing the
project with you in more detail at the June 5, 2017, meeting.
Sincerely,

Ian B. Martin
Vice President | Development
Enclosures:
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Ian B. Martin
Vice President | Development
Mandel Group, Inc.
301 E. Erie St.
Milwaukee, WI 53202
March 21, 2017

Fox Point Building Board
Village of Fox Point
7200 N. Santa Monica Blvd.
Fox Point, WI 53217
Dear Fox Point Building Board:
Mandel Group, Inc. (“Mandel”) is pleased to submit this application for Building Board review in
conjunction with our petition for the redevelopment of the Dunwood School located at 217 West
Dunwood Road, Fox Point, Wisconsin, into 105 luxury apartments.
Per the Fox Point Village Code, “The Plan Commission in making its recommendations and the
Village Board in making its determination shall give consideration and satisfy themselves to the
following…That the size, quality and architectural design of all buildings within the project will
be compatible with the general character of the Village and specifically to the surrounding
neighborhood. To arrive at such determination, the recommendation of the Building Board shall
be obtained prior to the Plan Commission’s report to the Village Board” [745-21E(3)].
Currently, the neighborhood surrounding Dunwood School is comprised of institutional,
commercial and single-family residential uses. Dunwood School is an obsolete, shuttered school
building characterized by deferred maintenance. Attached hereto as Exhibit A is a photographic
survey of the school. Due to the site’s history, there is minimal landscaping present. Most of the
mature trees, according to the Village arborist, are degraded ash trees that have been infected by
the ash borer. The past several years the school has been used for private and non-profit
commercial enterprises. Another institutional use, St. Eugene’s School and Church, borders the
site to the south. Commercial uses exist to the west including the Wisconsin Athletic Club and
other professional office uses. A professional office building is adjacent to the southern/western
boundary. Port Washington Road is the primary commercial corridor in the Village of Fox Point
and is flanked by the Village’s existing apartment communities (including Porticos and Foxcroft)
and the Village’s most intense retail development (Riverpoint Shopping Center).
Our final submitted redevelopment plan is the result of a considerable effort and a deliberate
process to ensure our development scale and design are compatible with the surrounding
community. We were assisted in the development of our plan and building design by Jim Shields
of HGA. The development invokes a residential feel with attractive building massing and
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architectural design while drawing on colors and materials found on single-family homes in the
area.
The following summarizes how our development is compatible to the surrounding neighborhood:
Quality
Site Plan:
- By reducing the size of the development, we were able to establish a 100-foot
landscaped setback buffer from the property line along Dunwood Road. This
provides a setback as measured from the property line that is more than three times
the zoning code-required setback off Dunwood Road.
- The reduction in development scale also allowed us to create a publicly accessible
linear parkway with walking paths in the private yard setback condition noted above,
and incorporate a small neighborhood park that extends even further into the private
property providing a recreation area for the immediate neighborhood.
- The building improvements are oriented such that the short elevations of the
buildings address the Dunwood Road frontage. We have specifically avoided
constructing any long elevations along Dunwood Road, regardless of the enhanced
setback condition noted above, so that the view into the property is more open and
less distinguished by constructed improvements.
Green Space:
- Our development supports an aggressive investment in site development features,
such as landscape treatments and stormwater management improvements, resulting in
a more aesthetically pleasing visual result.
- Our development contemplates a large investment in landscaping, which translates
into more plant and tree stock, larger caliper and ball sizes of stock, and an overall
“finished look” to the site from day one. The contemplated landscaping offers native
materials to ensure durability and compatibility with wildlife. Our landscaping
supplements the gracious buffer with strategic berming and evergreen plantings.
Materials:
- High quality and large quantity of masonry finishes, positioned to provide maximum
visual impact. Masonry color selected to complement predominant masonry colors in
the immediate area. “Cottage Red” asphalt roofing shingle is borrowed from most
common roofing color in the neighborhood.
- Use of other high-durability exterior materials that require lesser maintenance and
therefore retain their original appearance longer than alternatives.
- High percentage of window systems on the exterior envelope, and large-scale
windows to both enhance the exterior design as well as provide plentiful natural light.
- For-sale luxury residential housing finishes including custom-made cabinetry,
premium model stainless steel appliances, quartz/granite countertops, hard surface
flooring, customized bathroom and closet systems, high-end window treatments, tall
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ceiling heights, and generously sized floor plans appeal to affluent renter
demographic.
Underground Parking:
- All of the long-term parking needs of the residents are enclosed within underground
parking facilities. As compared to other apartment communities in Fox Point,
surface parking stalls are not used by residents for long-term parking and instead are
provided solely for the use of guests.
- Underground parking allows us to free up more green space for public amenities and
enhance stormwater management performance through the preservation of more
pervious area on the site.
Community Room, Clubhouse & Resident Amenities:
- Our development offers a separate resident clubhouse structure that features a fitness
facility, clubroom/lounge area and outdoor pool/sundeck area with an adjoining
outdoor kitchen, a much-demanded amenity in the luxury housing market. The
clubhouse and corresponding amenities enhance the overall quality of the
development.
- The clubhouse also contains a a community room facility for use by Fox Point civic
and non-profit groups. The community room contributes to the integrated
neighborhood experience.
- The clubhouse will allow Mandel to provide full time leasing and maintenance staff.
Such staff is critical to the long-term maintenance and appearance of a luxury
apartment community.
Architectural Design
Building Massing:
- The building forms feature highly articulated rooflines and massing that breaks down
the scale without compromising the architectural integrity of the constructed
improvements. Dormered gables, plane changes, and “embedded cottage” design
elements create an exterior impression that is more characteristic of larger manor
homes. The “embedded cottage” concept distinguishes sections of the façade to
create the feel of connected cottage homes rather than a single larger building
Building Form:
- Reduce the building massing into four smaller scale buildings, rather than house all
the units in fewer larger structures. Breaking down the building massing creates a
more residential character and results in an enhanced view into the property from
adjoining properties and right of ways.
- The buildings located closest to Dunwood were reduced to two-stories with pitched
roofs to contribute to the residential character of the redevelopment.
- The 3-story buildings were strategically located next to adjacent institutional and
commercial offices and away from single-family homes to the north.
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Size
Reduced Development Intensity:
- Original concept plan included a 30,000-square foot grocery store, 130 apartment
units and a 120-unit senior living facility. To alleviate the development’s intensity,
we reduced the program to 105 luxury apartment units and an 80-resident senior
living facility. All commercial uses were eliminated from the site.
We welcome the opportunity to answer any questions you have regarding our building board
submittal and/or Dunwood Crossing. Our petition submittal to the Village Board includes
additional detail regarding our development. I would like to thank you in advance for your
consideration.

Sincerely,

Ian B. Martin
Vice President | Development
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EXHIBIT A
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APARTMENTS
TOTAL SITE AREA: 394,025 SF (9.05 AC)
BUILDING AREA: 72,104 SF (1.66 AC) - 18.3%
PAVEMENT AREA: 44,982 SF (1.03 AC) - 11.4%
GREEN SPACE: 276,939 SF (6.36 AC) - 70.3%

SENIOR LIVING
TOTAL SITE AREA: 109.501 SF (2.51 AC)
BUILDING AREA: 26,400 SF (0.61 AC) - 24.3%
PAVEMENT AREA: 16,192 SF (0.37 AC) - 14.7%
GREEN SPACE: 66,909 SF (1.53 AC) - 61.0%

0

MANDEL DUNWOOD - OPEN SPACE CALCULATIONS
PINNACLE ENGINEERING GROUP

15850 W. BLUEMOUND ROAD | SUITE 210 | BROOKFIELD, WI 53005 | WWW.PINNACLE-ENGR.COM |

80'

1" = 40'

02/20/2017

PLAN | DESIGN | DELIVER

PEGJOB# 821.00
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EXISTING DUNWOOD SCHOOL
- TOTAL SITE AREA: 503,526 SF (11.56 ac)
- BUILDING AREA: 43,400 SF (1.0 ac) - 9%
- PAVEMENT AREA: 86,436 SF (1.98 ac) - 17%
- GREEN SPACE:
373,687 SF (8.58 ac) - 74%

DUNWOOD CROSSING- PREVIOUS SITE PLAN
- TOTAL SITE AREA: 503,526 SF (11.56 ac)
- BUILDING AREA: 109,250 SF (2.51 ac) - 22%
- PAVEMENT AREA: 88,607 SF (2.03 ac) - 18%
- GREEN SPACE:
305,666 SF (7.02 ac) - 60%

DUNWOOD CROSSING- GROCERY SITE PLAN
- TOTAL SITE AREA: 503,526 SF (11.56 ac)
- BUILDING AREA: 156,673 SF (3.60 ac) - 31%
- PAVEMENT AREA: 172,304 SF (3.95 ac) - 34%
- GREEN SPACE:
174,546 SF (4.01 ac) - 35%

DUNWOOD CROSSING- CURRENT SITE PLAN
- TOTAL SITE AREA: 503,526 SF (11.56 ac)
- BUILDING AREA: 98,504 SF (2.26 ac) - 20%
- PAVEMENT AREA: 61,303 SF (1.41 ac) - 12%
- GREEN SPACE:
343,719 SF (7.89 ac) - 68%

DUNWOOD CROSSING - OPEN SPACE COMPARISONS
PINNACLE ENGINEERING GROUP

5850 W. BLUEMOUND ROAD | SUITE 210 | BROOKFIELD, WI 53005 | WWW.PINNACLE-ENGR.COM |

03/14/2017
PLAN | DESIGN | DELIVER

PEG JOB#
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821.00
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March 20th, 2017
Mandel Group, Inc.
Attn: Ian B. Martin
301 E. Erie Street
Milwaukee, Wisconsin 53202
RE: Dunwood Crossing Plant Selection Narrative

The proposed plant palette of the Dunwood Crossing development will be primarily native and native adapted selections, along with a small amount of specimen accents. The deciduous canopy will rely
heavily on the arching effect of Ulmus (Accolade Elm) lining the entrance boulevard, and Platanus x
acerifolia (Exclamation London Planetree) surrounding the exterior circle drive. Native deciduous trees
also included will be Acer x freemanii (Freeman Maple), Betula nigra (River Birch), and Quercus rubra
(Red Oak) for winter interest.
Screening the Senior Living Facility will utilize the existing stand of Thuja occidentalis (Arborvitae), soil
berming, and additional Picea glauca (White
(White Spruce) and Juniperus virginiana (Eastern Redcedar).
Deciduous shrubs and flowering perennials will also fill
f ill the soil berm creating four-season intere
interest
st and
aesthetically pleasing views for the neighbors to the north, looking south.
The rain gardens will be designed to accept surface drainage, and be planted with selections that can
tolerate saturated soil conditions and also be drought tolerant due to the high percolation rates of the
engineered soil. These selections are nearly all native
n ative and include both deciduous woody shrubs and
herbaceous perennials to include Aronia melanocarpa (Black Chokeberry), Ceanothus americanus (New
Jersey Tea), Allium cernuum (Nodding Pink Onion), Asclepias incarnate (Red Milkweed), Echinacea
pallida (Purple
(Purple Coneflower, and Solidago (Goldenrod). These plants are also chosen for their high
transpiration rate to reduce saturated soil conditions quickly.

Mass plantings surrounding the turf grass public park are designed to reintroduce a number of bird
butterfly varieties.
varieties. Educational signage will note plant selections such as Echinacea,
populations and butterfly
Schizachyrium scoparium (Little Bluestem), Baptisia
Baptisia (False Indigo), and Phlox. These pl
plants
ants are crucial for
wildlife in the suburban landscape,
landscape, and a priority in the design . Taking inspiration from the book,
Bringing Nature Home by Douglas W. Tallamy, plant selections are chosen to sustain biodiversity
through education and balance.
The turf grass areas will be a mix of Kentucky Bluegrass manicured lawn, No -Mow Fescue, and creeping
Liriope. The latter selections are designed to be lower maintenance and have a deeper root structure
(and higher transpiration rates), reducing the amount of surface water to the rain gardens.

Respectfully,

Jeffrey S. Miller, ASLA, GRP
Landscape Architect/Project Manager

N120 W21350 Freistadt Rd. • P.O. Box 70 • Germantown, WI 53022
Tel: (262) 255-4888 • Fax: (262) 628 -4729
mail@davidjfrank.com
mail@davidjfrank.com • www.davidjfrank.com
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VILLAGE OF FOX POINT
BUILDING BOARD MINUTES
March 31, 2017
A meeting of the Building Board was held in Schwemer Hall, 7200 N. Santa Monica Blvd., on
Friday, March 31, 2017 at 7:45 A.M. Those present included:
Del Wilson
Bill Feldman
Justin Racinowski
Scott Miller, Building Inspector
Eric Larson, Village Attorney
Notice of the meeting was provided to the North Shore Now and to all others as required by
State open meeting laws and posted on the official bulletin boards.
Approval of the minutes of the March 10, 2017 Building Board meeting.
On a motion of Bill Feldman, seconded by Del Wilson, and unanimously carried, the Building
Board approved the minutes of the March 10, 2017 meeting.
The Building Board met with the Mandel Group, Inc., concerning a potential planned development at
217 W. Dunwood Road (a.k.a. the Dunwood School Property) as required by section 745-21(E)(3) of
the Fox Point Village Code to determine if the size, quality and architectural design of the buildings
within the project will be compatible with the general character of the Village and specifically to the
surrounding neighborhood.
Del Wilson, acting chairman, asked the Village Attorney, Eric Larson, to go over what the Building Board
is being charged or tasked to do today.
Attorney Larson said that this isn’t the Board’s ordinary role, and the Board hasn’t had to do this very
often in the past, but the Village code requires the Building Board to review the petitioner’s planned
development proposal and make a recommendation to the Plan Commission as to whether or not the
size, quality and architectural design of the buildings within the project will be compatible with the
general character of the Village and specifically to the surrounding neighborhood. Attorney Larson said
that this is required by section 745-21(E)(3) of the Fox Point Village Code.
Chairman Wilson said that he would like the meeting to follow the procedure that Mr. Larson wrote
about in his letter to the Board dated March 16, 2017. Mr. Wilson asked Attorney Larson to go over the
meeting procedures at this time.
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Attorney Larson said that he would recommend the following operating procedures: 1) the petitioner
start by making his presentation to the Building Board; 2) the Building Board asking the petitioner any
questions they may have with regard to this request; 3) those in attendance (public) may come forward
and speak directly into the microphone with any questions/comments they may have with regard to
request; 4) all comments from those in attendance must be directed to the chairman; 5) no one be
allowed to speak a second time until everyone who wishes to speak has had an opportunity to do, and
such additional comments are limited to a time limit of one minute.
Chairman Wilson asked the petitioner to make his presentation at this time.
Ian Martin, Vice President of the Mandel Group, Inc., addressed the Building Board at this time. Mr.
Martin said that they have been working on this project for about a year and he feels that the proposed
development is compatible with the general character of the Village and of the surrounding
neighborhood. Mr. Martin said that they had several small group meetings with the neighbors and they
were sensitive to their concerns when they came up with their design. Mr. Martin said that the 3-story
buildings are located towards the back (south) end of the site and the 2-story buildings are located on
the north end of the site which is closest to Dunwood Road. Mr. Martin said that there will be a large
open area or green space on the north side of the site that will be open to the public and it will be
provided with walking trails. Mr. Martin said that most of the parking will be underground but there will
be a small amount of above ground parking for visitors.
Jim Shields, HGA Architects, addressed the Building Board at this time. Mr. Shields said that the shape of
the site is not rectangular and the proposed development fits the shape of this unusually shaped site.
Mr. Shields said that the buildings will be setback 100 feet from Dunwood Road. Mr. Shields said that
the buildings will comply with the Village’s 35’00 height requirement and they are of an embedded
cottage or house type design that reduces or breaks down the scale of the project. Mr. Shields said that
the condensing units will be placed up on the roof which will make them less visible from beyond the
property lines. Mr. Shields presented sample materials that are representative of the quality of the
materials under consideration for this project. Mr. Shields described the architectural design, and
choices made in the design, to suit the circumstances of the lot and the neighborhood.
Jack Bryson, 7272 N. Bridge Lane, said that he was amazed that the Village would even consider a
request like this and he objects to the meeting being held at 7:45 A.M.
Judy Shirley, 8235 N. Mohawk Road, said that the applicant said the setback from Dunwood Road was
75’00” at the Plan Commission meeting and now they are proposing a 100’00.” She asked which setback
is correct. Also, she said that she would like to know how large the club house will be and where the
garbage and recycling containers will be located.
Sheldon Cohen, 200 W. Dunwood Road, said that he would like to know if the developer is planning on
installing a road or driveway on the north side of the property that will connect this development to
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Dunwood Road. Also, Mr. Cohen asked if there will be any berms installed along the north side of the
site as was promised at a previous meeting.
Robert Beck, 7871 N. Mohawk Road, said that he would like to see a street level prospective of this
development so that he has a better understanding of how it will look from his property.
Michele Rifkin, 7821 N. Mohawk Road, make the following comments: 1) she would like to know if
elevators will be provided in the buildings; 2) she would like to know if the buildings are pet friendly; 3)
she is not in favor of 3-story apartment buildings; 4) she would like to know if the buildings are ADA
accessible; 5) she feels that the club house building is too long; 6) she said that the white stone is too
bright and darker colored stone should be provided; 7) she stated that more green space is needed on
the north side of the development; 8) she feels that the buildings should be moved farther south; 9) she
would like more evergreen trees on the north side of the site; and 10) she is in favor of the underground
parking.
Ian Martin made the following comments at this time: 1) the setback from the property line of Dunwood
Road will be 100’00” for this development; 2) the club house will be between 3,500 and 4,000 sq/ft in
size; 3) there will be no road or access driveway that connects this development to Dunwood Road; 4)
elevators will be provided as required by code; 5) pets will be allowed in the buildings with restrictions;
6) the buildings will be ADA accessible; 7) the garbage and recycling containers will be housed within the
buildings except on pick-up days, and 8) the project will comply with the Village’s lighting ordinance.
Attorney Larson said that if there are no more questions or comments from the public, then the public
comment portion of the meeting is closed, and the Board can now begin their deliberations.
Bill Feldman said that he would like to make a motion to approve this project by finding that the size,
quality and architectural design of all buildings within the project will be compatible with the general
character of the Village and specifically the surrounding neighborhood, in the form presented with the
Village Attorney’s letter of March 16, 2017. The motion was seconded by Justin Racinowski. Mr.
Feldman stated that, in his opinion, the standards of the ordinance had been met or exceeded. Mr.
Wilson and Mr. Racinowski agreed.
Chairman Wilson asked the Village Attorney if the motion can be amended to include a provision that
requires the applicant to comply with the representations the developer made at the hearing and all of
the provisions contained in their letter to the Board dated March 21, 2017.
Attorney Larsen said that the motion may be amended to include this provision.
Bill Feldman said that he agreed to amend his motion to approve this project in the form proposed by
the Village Attorney in his letter of March 16, 2017, by selecting the “will be” option in the form, finding
that the size, quality and architectural design of all buildings within this project will be compatible with
the general character of the Village and specifically the surrounding neighborhood, provided that the
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applicant comply with the representations the developer made at the hearing and all of the provisions
that are indicated in their letter to the Building Board dated March 21, 2017.
With Building Board members Del Wilson, Bill Feldman and Justin Racinowski voting aye, and none of
the Building Board members voting nay, the motion, as amended, carried.
Adjourn.
On a motion of Del Wilson, seconded by Bill Feldman, and unanimously carried, the Building
Board adjourned at 9:02 A.M.

Respectfully Submitted,

Scott Miller
Building Inspector
Village of Fox Point
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Petition Submittal to the Village Board

Ian B. Martin
Vice President | Development
Mandel Group, Inc.
301 E. Erie St.
Milwaukee, WI 53202
March 10, 2017

Village Board Trustees
Village of Fox Point
7200 N. Santa Monica Blvd.
Fox Point, WI 53217
Dear Trustees of the Fox Point Village Board:
Mandel Group, Inc. (“Mandel”) is pleased to present our petition for the redevelopment of the
Dunwood School located at 217 West Dunwood Road, Fox Point, Wisconsin.
Our
redevelopment represents a dynamic master-planned, residential redevelopment. While the
following pages offer additional detail, we wanted to provide some quick highlights on the
project and our development team.
Mandel Group is metro Milwaukee’s premier development firm. Since our inception in 1991, we
have closed over $1 billion in real estate transactions, including multifamily and commercial
developments. We recently completed Beaumont Place, our Whitefish Bay apartment
development which was awarded Deal of the Year by the Milwaukee Business Journal. The
quality of our work has been nationally recognized, including the Urban Land Institute’s Award
for Excellence. Our deep well of experience is bolstered by the best architects and consultants in
the market, including Mr. James Shields of HGA. Shields was responsible for Beaumont Place
and the recent addition to the Milwaukee Art Museum.
Our concept plan includes a complementary mix of residential uses. Luxury apartments are paired
with a best-in-class senior living facility. A demonstrated demographic shift in Baby Boomer
lifestyle preferences, including a desire for more flexibility, less maintenance, and the ability to
remain in their local communities has occurred at other Mandel apartment properties in the
Northshore and we anticipate the same to occur here. At the same time, the population of the
Village is aging and senior housing is needed to accommodate this older demographic. Dunwood
Crossing folds real estate responses to these trends into a cohesive development where the whole
is truly greater than the individual parts.
Our redevelopment of the Dunwood School has been a thoughtful process involving input from a
number of important stakeholders. We hosted two neighborhood meetings, with over 100
attendees and numerous one-on-one and small group meetings with neighbors, to present and
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discuss our development. As you will see, our concept plan evolved as we respected and
integrated ideas from the neighborhood.
I personally have over 15 years of experience in commercial real estate development, subsequent
to 3 years in Real Estate law practice. Barry Mandel, President and CEO, and Robert Monnat,
COO, of Mandel Group will be co-principals in the development of Dunwood Crossing and are
intimately involved in formulating our development plans and marshalling resources for
implementation of this proposal.
We welcome the opportunity to answer any questions you have regarding our company and/or
Dunwood Crossing. I would like to thank you in advance for your consideration.

Sincerely,

Ian B. Martin
Vice President | Development
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Ian B. Martin
Vice President | Development
Mandel Group, Inc.
301 E. Erie St.
Milwaukee, WI 53202
March 10, 2017

Village Board Trustees
Village of Fox Point
7200 N. Santa Monica Blvd.
Fox Point, WI 53217
Dear Trustees of the Fox Point Village Board:
Mandel Group, Inc. (“Mandel”) is pleased to present our zoning application for the
redevelopment of the Dunwood School located at 217 West Dunwood Road, Fox Point,
Wisconsin. The Dunwood School property is currently zoned F-Institutional, pursuant to Section
745 of the Village Code. As detailed in the corresponding submittal package, Mandel proposes to
place a PDO Planned Development Overlay District on a portion of the property allowing the
development of 105 luxury apartments, clubhouse and associated amenities, including a public
park and community room.
We welcome the opportunity to answer any questions you have regarding our zoning application
and/or Dunwood Crossing. I would like to thank you in advance for your consideration.

Sincerely,

Ian B. Martin
Vice President | Development
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DUNWOOD CROSSING
A Mixed-Use Residential Master Planned Development
By the Mandel Group, Inc.

Petition to the Village Board
Village of Fox Point
March 10, 2017
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PROJECT HIGHLIGHTS
Award-Winning Developer & Operator
•
•

•

Mandel is the leading luxury multifamily and mixed-use developer
in Milwaukee
Responsible for over $1 billion in real estate transactions since
inception; including award-winning projects in Brookfield, Elm
Grove, Shorewood and Whitefish Bay
Executive team with a combined 200+ years real estate experience
providing long-term stability to operations

Exceptional Design Concept
•
•
•
•
•
•
•

Market-driven complimentary uses: luxury apartments and senior housing creating luxury “mature in
place” housing
Site plan designed to be responsive to adjoining properties and Village planning goals
Neighborhood park and walking trails and community center available for civic organizations
Extensive landscaping, green space and reduced building height neighboring single-family homes
Vehicular access limited to Port Washington Road only; no access on Dunwood Road
“Four-sided architecture” comprised of consistent high-quality materials on all building facades
Site plan a product of significant neighbor outreach and input

Village Benefits
•
•

•
•
•

At stabilization, project produces estimated annual tax
receipts of $650,000
Provides much needed funds for necessary capital
improvements at Stormonth School and other
educational purposes
Provide attractive housing for empty nesters allowing
them to sell their homes to new home buyers
Implements one of the Village’s long-term stormwater
management projects; Mandel-funded
Mandel will pay for construction and ongoing
maintenance of all infrastructure, including utilities
and roadways
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THE DEVELOPMENT TEAM

Developer: Mandel Group, Inc.
Ian B. Martin, Vice President | Project Principal
Barry Mandel, CEO
Robert Monnat, Chief Operation Officer

Architect: HGA Hammel Green & Abrahamson
James Shields, Project Architect
Site Engineering: Pinnacle Engineering
Aaron Koch, Principal | Project Engineer
Traffic Engineering: Ayres Associates Inc.
Ken Voigt, Principal | Traffic Analysis and Design
Landscape Architecture: David J Frank
Jeffrey Miller, Landscape Architect/ Project Manager
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PROJECT VISION
Dunwood Crossing is a carefully considered real estate response to demographic changes
that reflect on housing preferences and strong, demonstrated demand for alternative luxury
housing choices in Milwaukee’s Northshore. Luxury apartments will be developed alongside a Private Pay senior living facility. The redevelopment accommodates Baby Boomers
who are trading single-family homeownership for the flexible, maintenance free lifestyle of
apartment living and wish to remain in their local communities. Other luxury Mandel properties in the Northshore successfully capture the growing rental preference amongst this demographic. Based on population statistics in the market area, we foresee strong and growing
demand. At the same time, the population of the Village is growing older; the 65 and older
population within the Village is projected to grow 14% over the next 5 years. There is increasing demand for assisted living residences characterized by highly personalized care and
underpinned with interactive social activities.

Thoughtful consideration was taken in the architectural and site design in order match the
residential feel of the surrounding neighborhood. The development invokes a residential feel
with attractive building massing and architectural design, drawing on colors and materials
found on single-family homes in the area. The redevelopment concept locates the vast majority of parking underground and is surrounded by extensive green space and native landscaping with berming and dense screening plant and tree materials where appropriate.
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DEVELOPMENT OVERVIEW
Multifamily
Dunwood Crossing includes a total of 105 market-rate luxury apartment homes contained in four buildings. 100%
of residents’ parking needs are met with underground parking. The two buildings closest to Dunwood Road are set
a minimum of 100 feet from the street edge and will be 2-stories, while the buildings at the south end of the site
will be 3-stories. Rental ranges for the development will range from $1,550 for a one bedroom unit to $3,200 for a
three bedroom unit.
Senior Living
The senior living component consist of approximately 80 beds within assisted living and memory care facilities. We
located the senior care on the North Port Washington Road corridor. The low-intensity nature of senior care
makes it an outstanding transitional use from the mixed commercial uses along Port Washington Road to the
residential uses to the east. The area surrounding the facility will receive a natural landscaping treatment with
berms and opaque landscaping along the northern boundary to shield the senior facility from single-family homes
on Dunwood Road. It should be noted, the senior living will be developed at a future date. The use is permitted by
the current zoning and as such Mandel is not proposing any zoning modification related to the senior housing use.
The senior living discussion included herein is for the intended purpose of providing the overall context of the
redevelopment.
Clubhouse & Community Room

The clubhouse is located in proximity to the park includes a roughly 800 square foot community room available for
local civic groups. The addition of a community room was direct input that came through at our neighborhood
meetings. We understand this was an important feature for local community groups and feel it is a valuable way to
welcome the community into our development. In addition to housing our full time on-site property staff, the
clubhouse will also feature high-demand lifestyle amenities including a fitness center, kitchen, outdoor patios,
grilling centers and other amenities.
Community Park & Walking Trails
The site plan creates a substantial landscaped buffer between the Dunwood Road residential neighborhood and the
apartments, while at the same time the expansive green space transforms the area along Dunwood Road into a
community park. Walking trails surround the development and include furnishings like benches and dog clean-up
stations. The installation and maintenance of all site areas and green space elements will be paid for by Mandel.
5
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ARCHITECTURAL INSPIRATION
Mandel’s portfolio showcases our focus on high quality exterior and interior design. Our buildings are designed by
the best architects in the industry and feature an attractive mix of sustainable materials and masonry. The focus on
quality continues on the interior of our units. Granite countertops, stainless steel appliances, tall ceilings, large
windows and energy efficient mechanical systems are just some of the features of a Mandel home.

Dunwood Crossing was inspired by the architectural style of English arts and crafts. We believe that working with
an identified architectural style not only offers a cohesive, high-quality design across multiple buildings, but can also
create the sense of community.
The design goal of Dunwood Crossing was to encourage a residential quality that complements the neighborhood.
The 3-story structures are located on the south side of the property. The buildings located closest to Dunwood were
reduced to two-stories with pitched roofs to contribute to the residential character of the redevelopment.
Additionally, the buildings were carefully designed to incorporate “embedded cottages”, where defined sections of
the façade are distinguished by stone masonry to create the feel of smaller, characterful homes within the larger
building. The exterior features cottage shingles and pitched roofs; an attractive palette of limestone and clapboard
siding; floor-to-ceiling windows; and wrought-iron like balustrades.
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CLUBHOUSE & LANDSCAPE DESIGN
The English theme is carried throughout the balance of the site, including the clubhouse, park, and senior housing to
provide a cohesive architectural character. The clubhouse features the same limestone, clapboard siding and roof
color as the apartment buildings, but offers a unique arrangement of the materials. The clubhouse and associated
amenities create the overall sense of community for our residents. Common area spaces like the fitness center,
clubroom, outdoor patio and especially the mailboxes and coffee stations create opportunities for residents to meet
and intermingle. Internal focus group studies have identified these spaces that offer resident interaction to be one of
the most important features of a Mandel home. The English theme also permeates the perimeter landscaping which
may include traditional English hedging, natural gardens and fencing.

7
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THE NEED FOR LUXURY APARTMENTS
Demographic Trends
The Baby Boomer demographic is looking for options to downsize into maintenance-free residences, but remain
within the communities they are rooted. Luxury apartments offer the flexible living that this demographic
desires. An analysis of US Census data confirms that Milwaukee’s Northshore area, in addition to Fox Point,
houses a significant population of Baby Boomers. Over 8,700 of those aged 55 and older match our target renter
profile based on income. By 2021 there will be 10,510 people within our target demographic. 44% of those
Boomers will chose to rent, which means over 4,600 Boomers will be looking for apartment homes. With a very
limited supply of new luxury apartments and an average age of existing inventory at nearly 30 years old, new,
luxury supply is needed to meet this growing demand.

Consistent with national regional demographics, over 55% of the population of Fox Point is 55 and older and
this demographic projected to grow 5% over the next 5 years. Additionally, nearly 70% of the households in Fox
Point are without school aged children.
Luxury apartment homes must be understood in the context of their relationship with single-family homes. We
know Millennials are delaying major life events, including marriage and home ownership, longer than their
parents. However, most millennials still aspire to homeownership. 92% of renters aged 18-39 expect to buy homes
eventually. Successful communities must offer an appealing rental option to attract these future homeowners.
Moreover, communities must offer maintenance-free, luxury apartments for Baby Boomers to downsize out of
single-family houses making those homes available for younger families. Thus, apartments provide housing for a
pool of future home buyers and a destination for Boomers.

Baby Boomers are responsible for double
the share of renter growth from 20042014 than millennials

DUNWOOD CROSSING SITE PLAN
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THE NEED FOR LUXURY APARTMENTS [CONT.]
Northshore & Fox Point Fundamentals
The Northshore apartment fundamentals are strong. The market has maintained over 95% occupancy, and
there has been no meaningful increase in the number of units. In fact, CoStar, the leading apartment
analytics firm, has tracked only 442 units delivered to the Northshore since 2001. With demand from the
Baby Boomer demographic estimated to be nearly 4,600 units of demand by 2021, more supply is needed to
meet this growing demand.
A closer examination of the Fox Point market area inventory reveals that the average age of existing
apartment communities is 30 years old. Two apartment communities currently exist in Fox Point, the
Porticos at Fox Croft . The current vacancy rate at both communities is 2.2% and 8.6% respectively. At these
vacancy rates, 25 apartment units are available for rent. Based on an analysis of Baby Boomer demographics in
Fox Point, there are currently 125 units of demand today. That number will increase to roughly 160 units of
demand 2021. An analysis of Fox Point demand for apartment is a limited representation of the demand we
expect to see at Dunwood Crossing. For instance, our Beaumont Place apartment development in Whitefish
Bay attracted residents from beyond the immediate community including Mequon, Cedarburg, and
Shorewood.
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BEAUMONT PLACE CASE STUDY
Mandel recently saw the foregoing demographic trends converge at our award-winning Beaumont
Place apartments. Beaumont Place is an 83 unit luxury apartment development that opened in 2014 in
Whitefish Bay. The demographics of the property confirms that Baby Boomers are indeed in search of
quality, spacious and luxurious apartment living. Nearly all residents at Beaumont Place downsized
from houses in Milwaukee’s Northshore, including several from Fox Point. The average age of the residents is 60, while the average household income is $190,000. The project has remained 100% occupied since its opening, with only a 0.2% vacancy in all of 2016, and currently has a waitlist for those
wanting to live at the property. It should be noted, many of our Beaumont Place residents expressed a
desire to live in luxury apartments situated within a lower density residential neighborhood with access to plentiful green space. We designed Dunwood Crossing with this feedback in mind.
Similar to Beaumont Place in Whitefish Bay, our goal is to capture the Baby Boomer demographic at
Dunwood Crossing. Units are planned to be very spacious averaging over 1,300 square feet in size and
over 70% of the units are two or three bedroom. Our floor plans offer open kitchen designs and expansive living spaces to create comfortable living quarters conducive to entertaining family and
friends. Luxurious interiors feature granite countertops, designer cabinetry, and stainless steel appliances. The success of our approach is evidenced by the 100% lease-up of Beaumont Place prior to construction completion.

DUNWOOD CROSSING SITE PLAN
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BEAUMONT PLACE CASE STUDY [CONT.]

DUNWOOD CROSSING SITE PLAN
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THE NEED FOR SENIOR HOUSING
On a national level, the 65 and over population will increase by more than 30 million people to reach 79 million
people by 2035. The 80 and over population will double between 2015 and 2035 from 12 million to 24 million people. The sheer volume in growth of this older population has created an increasing need for new senior housing
options.
On a more local level, the 75 and older population is anticipated to grow 10% over the next 5 years. Based on industry standards in the Midwest, we anticipate the demand for senior housing in the Fox Point Submarket to be
approximately 250 units in 2016 and will increase nearly 11% over the next 5 years. When expanded to consider
the demand in the Northshore Market Area, anticipated demand is roughly 580 units in 2016 and will grow 13%
over the next 5 years.
This need has already been identified by the Village of Fox Point. As noted in the Comprehensive Plan, “As the
population of the Village ages, several types of senior housing with varying levels of care for a range of incomes may
need to be provided. “ (Village of Fox Point Comprehensive Plan: 2035, Adopted February 23, 2010). The senior
living component of our development will offer the necessary care and support for those who wish to remain in the
community of Fox Point near friends and family. To note, the senior living development and operator will be taxable and not a tax exempt property.

12

39

RESPONSIVE TO NEIGHBOR COMMENTS
At Mandel Group, we are proud that our developments enhance the surrounding
neighborhood and municipalities. To make that happen, we solicit feedback from
neighbors and other important stakeholders, and to the extent possible, we integrate that feedback into our project design. Our experience is that this process
produces a better overall development. Dunwood Crossing is no exception.
The original concept plan for Dunwood Crossing included a mix of residential and
commercial uses. The redevelopment was comprised of: (a) 120 luxury apartment
units contained in two 3-story structures, (b) 10 townhome units facing Dunwood Road, (c) an 80 resident senior living facility, and (d) a 30,000 square foot
organic grocery store. Based on the feedback from the initial large group meeting,
we presented a second concept plan to the neighborhood. The following list summarizes the feedback we received in those meetings and the efforts we made to
incorporate such feedback into our plan.

DUNWOOD CROSSING SITE PLAN
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Eliminated All Retail—Some neighbors expressed a concern about retail uses on the property. The concern extended to all retail uses of any type or size. Accordingly, we eliminated all retail uses from the concept plan.
Reduce the Number of Luxury Apartments—Some neighbors expressed a concern about the number of luxury
apartments. Accordingly, we eliminated the 10 townhomes and reduced the number apartment units to 105.
Overall, we eliminated 25 units from the plan.
Reduce the Number of Senior Living Units—After eliminating retail from the concept plan, we presented a larger senior living facility that housed approximately 120 residents. Some neighbors asked us to consider reducing
the size of the senior living facility. The current concept plan reduces the potential size of the facility roughly 80
units.

DUNWOOD CROSSING SITE PLAN
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Eliminate Access on Dunwood Road—Some neighbors asked us to remove any and all access from the redevelopment onto Dunwood Road to eliminate traffic impacts. The current concept plan provides a single point of access
on Port Washington Road and eliminates all access to Dunwood Road. We created an internal oval drive that allows fire apparatus and emergency vehicles to move through the site without the use of Dunwood Road.
Trash Dumpsters—Some neighbors expressed a concern about the location and screening of trash dumpsters. In
response, we created space in the underground parking to accommodate the dumpsters. Additionally, we oversized
the entrance ramp into the underground parking to hold the dumpsters during the weekly pickup. The elevation of
the bottom of the parking ramp will be approximately 12 feet below the adjoining grade so the dumpsters will never be visible to surrounding single family homes.

DUNWOOD CROSSING SITE PLAN

15

42

Environmental Landscape Design Features—Neighbors provided a wide range of feedback regarding the environmental and landscape design of the redevelopment.
Stormwater—Some neighbors expressed a concern about stormwater runoff. We also learned from the
Village Public Works staff that the Village commissioned a Village-wide stormwater study in the mid1990s. That study made 5 recommendations for stormwater infrastructure improvements. To date, only 1
of those 5 recommendations have been implemented. The study recommended that the Dunwood School
and St. Eugene’s incorporate detain stormwater beyond the capacity required for only our redevelopment.
Our current concept plan contemplates a series of rain gardens/bioretention areas that contain adequate
capacity for our redevelopment and an additional 2.33 acre feet as recommended in the prior Village study.
This concept should reduce existing stormwater runoff impacts in the neighborhood.
Our original concept plan contemplated a wet pond to hold stormwater. Some neighbors were concerned
that a wet pond might attract mosquitos. Other neighbors thought a wet pond might create a dangerous
condition for children. Although the wet pond was the most cost effective method to address stormwater,
we revised our concept plan for landscaped rain gardens which should satisfy safety concerns and mitigate
the risk of mosquitos.

DUNWOOD CROSSING SITE PLAN

16

43

Berming—A couple of neighbors asked us to install landscaped berms along Dunwood Road to shield their
homes from views of a future senior living facility. The current landscape plan incorporates berming along
Dunwood Road. We also plan on supplementing the top of the berms with dense landscaping to further
obscure views into the future senior living.

DUNWOOD CROSSING SITE PLAN
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Landscape Material—Some neighbors asked us to consider additional landscaping material. Other neighbors asked us to make sure the landscape material was native to the area and conducive to wildlife. To that
end, we increased the amount of landscaping throughout the redevelopment area and selected only native
material to ensure establishment and durability. Finally, we created 2 butterfly gardens near Dunwood
Road that will be planted with native materials, like milkweeds, that attract butterflies and further enhance
the appearance of the open space.
Preserve Mature Trees—Several neighbors asked us to preserve the mature trees currently located on the
property. We held a site walk with John Gall, the Village Arborist, to understand the health and species of
the existing trees. Unfortunately, the majority of mature trees are ash trees that have been infected by the
emerald ash borer and cannot be preserved. Accordingly, our landscape plan contemplates the installation
of many new deciduous trees, like native elms, London planetrees, and crabapples. There are a couple of
existing maple trees and ginkos that appear to be healthy. In addition to the new plantings, we intend to
preserve those trees.

DUNWOOD CROSSING SITE PLAN
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School Buffer and Fencing—The original concept plan located the rear of a 3-story building along the southern property line next to the St. Eugene’s classrooms. Representatives from St. Eugene’s asked that we create
a larger buffer between our luxury apartments and the classrooms. St. Eugene’s also asked that we install a
fence along the shared property lines such that school children could not migrate onto the luxury apartment
property. Accordingly, we redesigned our site plan to create a large buffer between the apartments and the
classrooms. We also agreed to install a fence and associated landscaping along the shared property line.
Reduce Building Massing and Height—Some neighbors asked us to reduce the massing and height of the luxury apartments. The original concept plan included two 3-story structures that measured 43 feet high, each
containing 60 units. We reduced the massing by breaking the two original buildings into 4 smaller buildings,
the largest of which contains only 33 units. We reduced the height of all the buildings. Two of the buildings
are only 2-stories in height. We reduced the height of the three-story buildings by designing a flat roof structure with intermittent dormered gables. Those modifications allowed us to lower the height of the 3-story
building below 35 feet. We further softened the massing of the buildings by situating the 2-story buildings
closer to Dunwood Road.

DUNWOOD CROSSING SITE PLAN
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Community Meeting Room—Several people indicated that there was a lack of meeting space in Fox Point to
accommodate local nonprofit, civic organizations like the Fox Point Foundation and others. To address this
need, we expanded our clubhouse facility to include a great room. We will make the great room available to
local nonprofit, civic organizations. Mandel will pay for the construction and maintenance of the space and
we will not charge the foregoing organizations for its use.
Enhanced Setbacks—Some of the neighbors asked us to consider a deeper setback from Dunwood Road than
required by the underlying zoning code. The zoning code requires a building setback of 60 feet from the centerline of Dunwood Road, or 30 feet from the property line. Our current plan contemplates a building setback
of 75 feet on the future senior living parcel, more than double the code requirement. The current plan provides an even greater setback on the luxury apartment parcel ranging from 100 feet to 160 feet. The current
landscape plan shows an attractive mix of naturalized and manicured areas interspersed with new tree plantings.

DUNWOOD CROSSING SITE PLAN
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Public Park—Some neighbors asked us to build a public park. By eliminating uses, reducing density and
massing, and redesigning our plan we were able to create an attractive public park. The park includes interconnected walking trails with benches, dog stations and other site furnishings. There will be a manicured
lawn area to accommodate neighborhood picnics and activities. Mandel will pay for the cost to construct and
maintain the public park.
Green Space—There was a general request to increase the amount of green space on the redevelopment site.
Our current concept plan increased the amount of green space on every meaningful metric. The original concept plan contemplated a building area of 3.6 acres. The current plan has a building area of only 2.26 acres.
The original concept entailed a paved area of 3.95 acres. The current concept reduces the paved area to only
1.4 acres, less than half of the original plan. We increased the total amount of green space from 4.01 acres to
7.89 acres, nearly doubling the original amount.

The amount of green space on the redevelopment plan is 92% of the currently existing green space. More
importantly, the green space on our redevelopment plan is significantly better than the current condition. The
bulk of the green space on the redevelopment plan is located along Dunwood Road making for integrated into
the neighborhood than the current condition. The redevelopment plan also improves the green space with
walking trails, site furnishings and landscaping making it more attractive than the existing condition.

DUNWOOD CROSSING SITE PLAN
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DEVELOPMENT CONTROLS & REGULATIONS
Development and on-going maintenance at Dunwood Crossing will be subject to multiple layers of control. First,
Mandel will record against the entire property a restrictive covenant agreement (the “Restrictive Covenant”). The
Restrictive Covenant will provide cross-access easements between the senior living parcel and the multifamily
parcel. The Restrictive Covenant will give Mandel Group control over the architecture, site planning and
landscaping on the senior living parcel. Such control is critical as the success of the luxury apartments requires
that the design of the senior living parcel be subjected to the same exacting, best-in-class standards followed by
Mandel Group. It should be noted that the Village will retain final approval rights over development of the senior
living parcel pursuant to the terms of the Institutional zoning classification. Moreover, the Restrictive Covenant
will impose on-going maintenance standards on the apartment parcel and the senior living parcel to ensure that the
entire site is kept in good condition and repair. Generally, Mandel Group will be responsible for maintaining the
general common areas of the entire property, including the perimeter landscaping, and the owner of the senior
living parcel will pay its share of such maintenance costs.
Mandel Group and the Village will encumber the entire site with a mutually agreeable development agreement
with the Village of Fox Point (the “Development Agreement”). Amongst other provisions, the Development
Agreement will: (a) limit the maximum development density permitted on the property, (b) impose no-build areas
along Dunwood Road to ensure that the deep landscape buffer and community park cannot be developed in the
future without the Village’s consent, (c) limit the maximum height of buildings on the property, and (d) impose on
the entire property an on-going maintenance obligation to ensure the property remains in good condition and
repair. It is important to note that the Development Agreement will be recorded against the land such that it
remains binding on Mandel Group and all subsequent owners of the property. Importantly, the Development
Agreement will be enforceable by the Village.
Dunwood Crossing will have minimal impact on municipal services including storm sewer, sanitary sewer, and
water service. All infrastructure improvements will be private; driveway, roads parking lot and green space
installation and ongoing maintenance are paid for by Mandel. Furthermore, trash service is a private contract
service and facilities are strategically located in basements with pickup at the bottom of the ramps.
105 units are permitted on this site, and based on industry standards for population estimates we anticipate
roughly 150-200 people will reside within the multifamily buildings.
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FINANCIAL INFORMATION
Economic Benefits

A community survey conducted by the Fox Point-Bayside School District was completed in October/ November of
2014. 89% of the respondents voted in favor of selling the Dunwood property and surrounding land to help pay for
projected capital expenditures. The existing facility costs the school district approximately $150,000 annually in
routine maintenance and repair. Those expenses are likely to increase as the building continues to age. Redevelopment
of the Dunwood School will eliminate such expenses from the district budget thereby freeing up funds for educational
programming. Moreover, monetizing the value of the land will allow the school district to complete important capital
improvements to the Stormonth School. Financially healthy schools are an important part of a robust and healthy
single-family market. In fact, the National Bureau of Economic Research revealed that there is a definite correlation
between school expenditures and home values. The report found that for every dollar spent on public schools in a
community, home values increased $201.
The total development is anticipated to create nearly $650,000 in annual property tax receipts when fully assessed and
will greatly diversify the tax base of Fox Point. Of that $650,000, approximately $170,000 will go to the Village of Fox
Point annually, a 2.5% increase in annual Village tax receipts.
Total estimated improvement costs of the apartments are anticipated to be approximately $25,500,000. The estimated
cost for the clubhouse and associated amenities is $1,000,000. The estimated cost for landscaping is $300,000. Total
cost for senior living facility is between $17,000,000 and $19,000,000.

1

Lisa Barrow and Cecilia Elena Rouse. Using Market Valuation to Assess Public School Spending. (NBER Working Paper No. 9054, 2002)
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Parcel 2: Senior Parcel

Parcel 1: Multifamily Parcel

ZONING PROCESS
The vacant Dunwood School property is currently zoned F-Institutional District. A few of the permitted uses
within the current zoning include convalescent or nursing homes or similar institutions for the accommodation of the aged and infirm, schools, buildings for municipal purposes, storage yards, buildings for church services, and buildings for community recreations.

Parcel 1: Multifamily Parcel (Green)
The Mandel Group is proposing to rezone part of the vacant property in order to develop 105 luxury apartments and a clubhouse. The parcel will be referred to as the multifamily parcel and will be rezoned as a Planned
Development Overlay (PDO) under section 745-21 of the Zoning Code. Per the Zoning Code, “The regulations
of this district are intended to allow for greater flexibility, variety of use, and design freedom than would be
permitted by the standard application of basic district regulations, in the case of tracts of land of suitable size
and appropriate location, where the unified and planned development of such tract and the increased flexibility, variety of use and design freedom would achieve optimum utilization of the site and produce a more aesthetically satisfying and economically desirable development than would result from the application of basic
district controls.”

Parcel 2: Senior Parcel (Blue)
The balance of the site at the corner of Port Washington Road and Dunwood Road will remain F-Institutional
District, which allows for the development of the senior living facility. The senior care is permitted under Section 745-2(A)(3) of the Zoning Code “Convalescent or nursing homes or similar institutions for the accommoDUNWOOD
SITE Based
PLAN Residential
dation of the aged or infirm”. The proposed development will be licensed
as a CROSSING
Community
Facility through the state of Wisconsin.
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CONTACT INFORMATION
Ian B. Martin
Vice President | Development
Mandel Group, Inc.
301 East Erie Street
Milwaukee, WI 53202
imartin@mandelgroup.com
414.347.3600
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Dunwood Crossing
Aerial Rendering
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Two-story End Elevation

East Elevation

Three-story End Elevation
Dunwood Crossing

Clubhouse Elevation
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Parking Level Plans
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Dunwood Crossing
Conceptual Landscape Plan
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Dunwood Crossing
Landscape Plant Details
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Dunwood Crossing
Rain Garden Plantings
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Dunwood Crossing
Landscape Renderings
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Dunwood Crossing
Storm Water Memo
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Ian B. Martin
Vice President | Development
Mandel Group, Inc.
301 E. Erie St.
Milwaukee, WI 53202
March 10, 2017

Village Board Trustees
Village of Fox Point
7200 N. Santa Monica Blvd.
Fox Point, WI 53217
Dear Trustees of the Fox Point Village Board:
Mandel Group, Inc. (“Mandel”) is pleased to present our application for approval of the
preliminary land division map in conjunction with our petition for the redevelopment of the
Dunwood School located at 217 West Dunwood Road, Fox Point, Wisconsin. The land division
creates two parcels, Lot 1 and Lot 2. Lot 2 is generally located at the corner of Dunwood Road
and Port Washington Road. Lot 1 will consist of the remainder of the site.
Lot 1 is intended to be developed in the future as a senior living facility in accordance with the
current F-institutional zoning classification. Mandel Group will develop Lot 2 as a luxury
apartment community called Dunwood Crossing, consisting of 105 luxury apartment homes and
clubhouse. Lot 2 will also include a public park and community room.
We welcome the opportunity to answer any questions you have regarding the Land Division
and/or Dunwood Crossing. I would like to thank you in advance for your consideration.

Sincerely,

Ian B. Martin
Vice President | Development
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Enclosures:
Certified Survey Map No. _________ prepared by Chaput Land Surveys and dated February 21,
2017.
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CERTIFIED SURVEY MAP NO.
A division of that of the Southwest 1/4 and Southeast 1/4 of the Northeast 1/4 of Section 17, Township 8 North,
Range 22 East, in the Village of Fox Point, Milwaukee County, State of Wisconsin.
Owner/Subdivider :
Mandel Group Properties, LLC
All bearings are referenced to the Wisconsin State Plane
301 East Erie Street
Coordinate System (South zone) in which the South line of
Milwaukee, WI 53202
the NE 1/4, Sec. 17 bears N89°34'54"E.
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This instrument was drafted by Donald C. Chaput
Professional Land Surveyor S-1316

Date: February 21, 2017
Sheet 1 of 4 Sheets
Survey No. 2285/far
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CERTIFIED SURVEY MAP NO.
A division of that of the Southwest 1/4 and Southeast 1/4 of the Northeast 1/4 of Section 17, Township 8 North,
Range 22 East, in the Village of Fox Point, Milwaukee County, State of Wisconsin.

SURVEYOR'S CERTIFICATE

STATE OF WISCONSIN}
:SS
MILWAUKEE COUNTY}

I, DONALD C. CHAPUT, Professional Land Surveyor, do hereby certify:
THAT I have surveyed, divided and mapped a division of that of the Southwest 1/4 and Southeast 1/4 of
the Northeast 1/4 of Section 17, Township 8 North, Range 22 East, in the Village of Fox Point, Milwaukee County,
State of Wisconsin, bound and described as follows.
Commencing at the Southwest corner of said Northeast 1/4 Section; thence North 89°34'54" East
along the South line of said 1/4 Section 1851.09 feet to a point; thence North 00°34'19" West along the West line
of Calumet Down's Subdivision 363.27 feet to the point of beginning of lands described hereinafter; thence
South 89°32'07" West 671.24' feet to a point; thence North 06°32'13" West 301.69 feet to a point; thence South
89°32'07" West 238.80 feet to a point at the Easterly line of North Port Washington Road; thence North
06°13'22" West along said Easterly line 354.00 feet to a point; thence North 03°55'56" West along said Easterly
line 101.04 feet to a point; thence North 42°50'48" East 29.55 feet to a point on the Southerly line of West
Dunwood Road; thence North 89°32'07" East along said Southerly line 234.53 feet to a point; thence
Southeasterly 249.23 feet along said Southerly line on an arc of a curve whose center lies to the South having a
radius of 340.00 feet and a chord bearing South 69°27'53" East 243.69 feet to a point; thence South 48°27'53"
East along said Southerly line 470.00 feet to a point; thence Southeasterly 103.53 feet along said Southerly line
on an arc of a curve having a radius of 400.00 feet and a chord bearing South 55°52'41" East 103.24 feet to a
point; thence South 00°35'13" East 14.14 feet to a point; thence North 89°32'42" East 66.01 feet to a point at the
Northwest corner of Calumet Down's Subdivision; thence South 00°38'53" East along the West line of Calumet
Down's Subdivision a distance of 300 feet to the point of beginning.
Said lands as described contains 503,524 square feet or 11.5592 Acres.
THAT I have made the survey, land division and map by the direction of Mandel Group Properties, LLC, owner.
THAT the map is a correct representation of all the exterior boundaries of the land surveyed and the land
division thereof made.
THAT I have fully complied with Chapter 236 of the Wisconsin Statutes and Land Division Regulations of the
Village of Fox Point in surveying, dividing and mapping the same.

February 21, 2017
DATE

chaput land surveys
234 w. florida street
milwaukee, wi 53204
414-224-8068
www.chaputlandsurveys.com

DONALD C. CHAPUT
PROFESSIONAL LAND SURVEYOR S-1316

llc

This instrument was drafted by Donald C. Chaput
Professional Land Surveyor S-1316

Date: February 21, 2017
Sheet 2 of 4 Sheets
Survey No. 2285/far
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CERTIFIED SURVEY MAP NO.
A division of that of the Southwest 1/4 and Southeast 1/4 of the Northeast 1/4 of Section 17, Township 8 North,
Range 22 East, in the Village of Fox Point, Milwaukee County, State of Wisconsin.
CORPORATE OWNER'S CERTIFICATE

Mandel Group Properties, LLC, as owner, certifies that said corporation caused the land described on this map to
be surveyed, divided and mapped as represented on this map.
Mandel Group Properties, LLC, does further certify that this map is required by the Ordinance No. 256 of the
Subdivision Regulations of the Village of Fox Point, Wisconsin.
In Witness Where of, Mandel Group Properties has caused these presents to be signed by Barry R. Mandel, its
Member this
day of
,2017.
In the presence of:

(Witness)

Barry R. Mandel

STATE OF WISCONSIN}
:SS
MILWAUKEE COUNTY}

Personally came before me this
day of
, 2017,
,
,
&
,
, to me known as the persons who executed the
foregoing instrument and acknowledged that he executed the foregoing instrument as such officer as the deed
of said limited liability company, by its authority.
Notary Public
State of
My commission expires.
My commission is permanent.

chaput land surveys
234 w. florida street
milwaukee, wi 53204
414-224-8068
www.chaputlandsurveys.com

llc

This instrument was drafted by Donald C. Chaput
Professional Land Surveyor S-1316

Date: February 21, 2017
Sheet 3 of 4 Sheets
Survey No. 2285/far
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CERTIFIED SURVEY MAP NO.
A division of that of the Southwest 1/4 and Southeast 1/4 of the Northeast 1/4 of Section 17, Township 8 North,
Range 22 East, in the Village of Fox Point, Milwaukee County, State of Wisconsin.
CONSENT OF CORPORATE MORTGAGEE

______________________________________________________, a corporation duly organized and existing by
virtue of the laws of the State of ____________, mortgagee of the above described land, consents to the
surveying, dividing, mapping and restricting of the land described in the foregoing affidavit of DONALD C. CHAPUT,
surveyor, and consents to the above certificate of Mandel Group Properties, LLC, owner.
In Witness Whereof, the ________________, has caused these presents to be signed by
___________________, its ________________, and countersigned by ________________, its ________________,
at ________________, ________________, this ___ day of ________________, 2017.
In the presence of:

_______________________________

________________________
(Witness)

_______________________________

________________________
(Witness)

_______________________________

STATE OF WISCONSIN}
:SS
MILWAUKEE COUNTY}

Personally came before me this
day of
, 2017,
,
to me known as the person who executed the foregoing instrument and acknowledged that he executed the
foregoing instrument as such officer as the deed of said limited liability company, by its authority.

,

Notary Public
State of
My commission expires.
My commission is permanent.

VILLAGE BOARD APPROVAL

Approved by the Village board of the Village of Fox Point in accordance with a resolution adopted on this
of
, 2017.

day

Michael A. West, Village President

Kelly Meyer, Village Clerk

chaput land surveys
234 w. florida street
milwaukee, wi 53204
414-224-8068
www.chaputlandsurveys.com

llc

This instrument was drafted by Donald C. Chaput
Professional Land Surveyor S-1316

Date: February 21, 2017
Sheet 4 of 4 Sheets
Survey No. 2285/far
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Ian B. Martin
Vice President | Development
Mandel Group, Inc.
301 E. Erie St.
Milwaukee, WI 53202
March 10, 2017

Fox Point Plan Commission
Village of Fox Point
7200 N. Santa Monica Blvd.
Fox Point, WI 53217
Dear Planning Commissioners:
Mandel Group, Inc. (“Mandel”) is pleased to submit this request for a density bonus as permitted
in the Village Code Section 745-21E(e) in conjunction with our petition for the redevelopment of
the Dunwood School located at 217 West Dunwood Road, Fox Point, Wisconsin, into 105 luxury
apartments.
Per the Fox Point Village Code, “An increase in the computed allowable maximum density not to
exceed 20% may be permitted as an incentive reward where in the opinion of the Plan
Commission the character and quality of the development and of the amenities provided justify
the additional density allowance” [745-21E(e)].
Our final submitted redevelopment plan is the result of a considerable effort and thoughtful
process to enhance the character, quality and amenity base of the development, drawing heavily
from input of the adjoining neighborhood and city staff and incorporating the latest design
standards and qualities of luxury housing. The additional density permitted under the Code
allows us to enhance even further the quality and characteristics of the development, well beyond
those criteria that would be possible in the absence of such added economic value. The additional
units permitted by the density bonus and corresponding economic benefit allow for the following
design and programmatic features and benefits:
Character
Building Form:
- Reduce the building massing into four smaller scale buildings at additional cost,
rather than house all the units in fewer larger structures. Breaking down the building
massing creates a more residential character and results in an enhanced view into the
property from adjoining properties and right of ways.
- The building forms feature highly articulated rooflines and massing that breaks down
the scale without compromising the architectural integrity of the constructed
improvements. Dormered gables, plane changes, and “embedded cottage” design
elements create an exterior impression that is more characteristic of larger manor
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homes. The “embedded cottage” concept distinguishes sections of the façade to
create the feel of connected cottage homes rather than a single larger building
structure. These design enhancements are expensive but are possible given the
economics of increased density.
Site Plan:
- Establish a 100-foot landscaped setback buffer from the property line along
Dunwood Road. This provides a setback as measured from the property line that is
more than three times the zoning-required setback off Dunwood Road. The
allocation of this much land area/cost to a substantial increase in a neighborhood
buffer element is possible due to the economic benefit of the bonus density.
- Create a publicly accessible linear parkway with publicly accessible walking paths in
the private yard setback condition noted above, and incorporate a small neighborhood
park that extends even further into the private property providing a passive recreation
area for the immediate neighborhood.
- Orient building improvements so that the short elevation of buildings addresses the
Dunwood Road frontage. We have specifically avoided constructing any long
elevations along Dunwood Road, regardless of the enhanced setback condition noted
above, so that the view into the property is more open and less distinguished by
constructed improvements.
Underground Parking:
- All of the long-term parking needs of the residents are enclosed within underground
parking facilities. As compared to other apartment communities in Fox Point,
surface parking stalls are not used by residents for long-term parking and instead are
provided solely for the use of guests. The additional cost to accommodate all of the
residents’ parking needs in expensive underground parking facilities can only be
accomplished with sufficient development scale.
- Underground parking allows us to free up more green space for public amenities and
enhance stormwater management performance through the preservation of more
pervious area on the site.
Quality
Materials:
- High quality and large quantity of masonry finishes, positioned to provide maximum
visual impact.
- Use of other high-durability exterior materials that require lesser maintenance and
therefore retain their original appearance longer than alternatives.
- High percentage of window systems on the exterior envelope at additional cost, and
large-scale windows to both enhance the exterior design as well as provide plentiful
natural light.
- For-sale luxury residential housing finishes including custom-made cabinetry,
premium model stainless steel appliances, quartz/granite countertops, hard surface
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flooring, customized bathroom and closet systems, high-end window treatments, tall
ceiling heights, and generously sized floor plans appeal to affluent renter
demographic.
Amenities
Green Space:
- The density bonus is accomplished without increasing the footprint of the constructed
improvements. Additional density supports a more aggressive investment in site
development features, such as landscape treatments and stormwater management
improvements, resulting in a more aesthetically pleasing visual result.
- The economics of additional density permits a higher level of investment in
landscaping, which translates into more plant and tree stock, larger caliper and ball
sizes of stock, and an overall “finished look” to the site from day one.
Property Operations, Community Room & Clubhouse, Resident Amenities:
- The additional density enhances the size of dedicated property management staff that
are supported by and providing service to the property. A minimum of 100 units
allows for full-time, seven-day a week office staffing and full-time maintenance
response including 24/7/365 emergency response for resident needs.
- Additional units create the value required to support the expense of a separate
resident clubhouse structure that features a more extensive fitness facility,
clubroom/lounge area and outdoor pool/sundeck area with an adjoining outdoor
kitchen, a much-demanded amenity in the luxury housing market.
- Additional units create the marginal value necessary to provide a community room
facility for use by Fox Point civic and non-profit groups.
Per Village Code Section 745-21E(d), “the allowable density for a given development shall be
computed by dividing the gross area of the proposed development exclusive of existing public
right-of-way by the appropriate density factor”. Based on our development unit mix, the
appropriate density factor calculated and shown in the following data table is 4,481 square feet of
site area for each residential unit. The gross area of the proposed development site exclusive of
existing public right-of-way is surveyed at 393,888 square feet, or slightly more than 9.042 acres.
The math used to calculate the allowable density inclusive of the 20% density bonus is as follows:
393,888 SF / 4,481 SF x 1.20 = 105.4822 units, which we round down to 105 units.
Density Factor Calculation – Required by Unit Count/Type
% of Total Units
Density Factor
Total Req, Sq. Ft.
30%
31
4,000
124,000
1 bds
24%
25
4,500
112,500
2 bds
21%
22
4,500
99,000
2 bds + den
26%
27
5,000
135,000
3 bds
100%
105
4,481
470,500
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Inclusive of the enhanced density factor, Dunwood Crossing will be developed at a lower density
than either of the two existing apartment communities in Fox Point – Foxcroft and Porticos. Both
of these properties were developed at densities that would not be permitted under today’s zoning
ordinance. The building scale and character of each of these competitive properties produces
more scale and monolithic visual impact, as compared to the highly-refined massing and scale of
Dunwood Crossing. Finally, neither of the two competitive properties incorporate any
community-benefit attributes that are key aspects of the Dunwood Crossing plan.
We believe, based on the above recitation of facts, that the standard established by the Village
Code - Section 745-21E(e) is well-met, thereby validating the request for the density bonus
factor discussed herein.
We welcome the opportunity to answer any questions you have regarding our density bonus request
and/or Dunwood Crossing. Our petition submittal to the Village Board includes additional detail
regarding our development. I would like to thank you in advance for your consideration.

Sincerely,

Ian B. Martin
Vice President | Development
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Ian B. Martin
Vice President | Development
Mandel Group, Inc.
301 E. Erie St.
Milwaukee, WI 53202
March 23, 2017

Scott Botcher
Village Manager
Village of Fox Point
7200 N. Santa Monica Blvd.
Fox Point, WI 53217
Dear Mr. Botcher:
As a follow-up to our zoning application submitted on March 10, 2017 for the redevelopment of
the Dunwood School located at 217 West Dunwood Road, Fox Point, Wisconsin, please see legal
description for the Dunwood School property below and enclosed ALTA Survey depicting the
property.
THE FOLLOWING DESCRIBED REAL ESTATE, SITUATED IN THE COUNTY OF
MILWAUKEE AND STATE OF WISCONSIN, TO-WIT:
PARCEL 1: THAT PART OF THE NE ¼ OF SECTION 17, TOWN 8 NORTH, RANGE 22
EAST, IN THE VILLAGE OF FOX POINT; MILWAUKEE, COUNTY, WISCONSIN,
BOUNDED AND DESCRIBED AS FOLLOWS, TO-WIT: COMMENCING AT A POINT IN
THE EAST LINE OF SAID ¼ SECTION N. 0° 01' E. 663.93 FT. FROM THE SOUTHEAST
CORNER OF SAID ¼ SECTION, RUNNING THENCE N. 89° 51' 40" W. ALONG THE
NORTH LINE OF THE SOUTH ½ OF THE SOUTH ½ OF SAID NE ¼, 876.12 FT. TO THE
PLACE OF BEGINNING OF THE LAND ABOUT TO BE DESCRIBED; CONTINUING
THENCE N. 89° 51' 40" W. ALONG SAID NORTH LINE OF THE SOUTH ½ OF THE
SOUTH ½ OF SAID NE ¼, 913.40 FT. TO A POINT IN THE CENTER LINE OF THE N.
PORT WASHINGTON ROAD; THENCE N. 5° 56' W. ALONG THE CENTER LINE OF THE
N. PORT WASHINGTON ROAD, 507.42 FT. TO A POINT; THENCE S. 89° 51' 40" E. 303.04
FT. TO A POINT OF CURVE; THENCE SOUTHEASTERLY ALONG A CURVED LINE
HAVING A RADIUS OF 370.0 FT. WITH ITS CENTER TO THE SOUTHWEST AND A
CHORD 265.19 FT. IN LENGTH WHICH BEARS S. 68° 51' 40" E. A DISTANCE OF 271.22
FT. TO A POINT OF TANGENCY; THENCE S. 47° 51' 40" E. 470.0 FT. TO A POINTOF
CURVE; THENCE SOUTH EASTERLY ALONG A CURVED LINE HAVING A RADIUS OF
370.0 FT. WITH ITS CENTER TO THE NORTHEAST AND A CHORD 79.95 FT. IN
LENGTH WHICH BEARS S. 54° 03' 44" E. A DISTANCE OF 80.09 FT. TO A
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POINT; THENCE S. 0° 01' W. 47.01 FT. TO THE PLACE OF BEGINNING; EXCEPTING
FROM THE FOREGOING THOSE LANDS CONVEYED BY AWARD OF DAMAGES
RECORDED JANUARY 19, 2005 AS DOCUMENT NO. 8939768.
PARCEL 2: THAT PART OF THE SOUTH ONE-HALF (½) OF THE SOUTH ONE-HALF (½)
OF THE NORTH EAST ONE-QUARTER (¼) OF SECTION NUMBERED SEVENTEEN (17),
IN TOWNSHIP NUMBERED EIGHT (8) NORTH, RANGE NUMBERED TWENTY-TWO
(22) EAST, IN THE VILLAGE OF FOX POINT, BOUNDED AND DESCRIBED AS
FOLLOWS, TO-WIT: COMMENCING AT A POINT IN THE EAST LINE OF SAID ¼
SECTION NORTH 0° 01' EAST 663.93 FEET FROM THE SOUTHEAST CORNER OF SAID
NORTH EAST ¼, THENCE NORTH 89° 51' 40" WEST ALONG THE NORTH LINE OF THE
SOUTH ½ OF THE SOUTH ½ OF SAID NORTH EAST ¼ 812.34 FEET TO THE POINT OF
BEGINNING OF THE LAND ABOUT TO BE DESCRIBED, SAID POINT ALSO BEING
THE NORTHWEST CORNER OF CALUMET DOWNS; THENCE SOUTH 0° 04' 40" EAST
300.0 FEET TO A POINT; THENCE NORTH 89° 51' 40" WEST 671.41 FEET TO A POINT;
THENCE NORTH 5° 56' WEST 301.69 FEET TO A POINT IN THE NORTH LINE OF SAID
SOUTH ½ OF THE SOUTH ½ OF SAID NORTH EAST ¼; THENCE SOUTH 89° 51' 40"
EAST 702.18 FEET TO THE PLACE OF BEGINNING.
The Net Land Area of the subject property is 503,498 square feet or 11.5587 acres.
The Gross Land Area of the subject property is 537,242 square feet or 12.3334
acres (to centerline of West Dunwood Road).
Mandel Group proposes to place a PDO Planned Development Overlay District on a portion of
the Dunwood School property as described above, allowing the development of 105 luxury
apartments, clubhouse and associated amenities, including a public park and community room.
The PDO will placed on the portion of property as shown on the enclosed Certified Survey Map
No. _________ as Lot 1 consisting of 393,888 square feet.
We welcome the opportunity to answer any questions you have regarding our zoning application
and/or Dunwood Crossing.

Sincerely,

Ian B. Martin
Vice President | Development
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Enclosures:
ALTA/NSPS Land Title Survey prepared by Chaput Land Surveys and dated May 20, 2016.
Certified Survey Map No. _________ prepared by Chaput Land Surveys and dated February 21,
2017.
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Milwaukee, WI 53202
(414) 347-3600
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MEMORANDUM
Date:

Wednesday, March 22, 2017

To:

Fox Point Plan Commission

From:

Ian Martin, Vice President | Development, Mandel Group

Cc:

Scott Botcher, Fox Point Village Manager

Re:

Dunwood Crossing Redevelopment Follow-Up to Plan Commission
Meeting March 6, 2017
Introduction

We are proud that our concept plan incorporates nearly all of the ideas we received from
the community. The following memorandum and attachments are in response to questions
posed by the Fox Point Plan Commission regarding the Dunwood Crossing
redevelopment during the Pre-petition Conference on March 6.
Purpose & Scope of Neighborhood Meetings
White it is not required by Village Code, we proactively sought neighbor feedback. In our
experience, neighborhood outreach is a critical component of the success of our
developments. Neighborhood feedback frequently makes our projects better and the
Dunwood Crossing redevelopment is no exception. To be sure, the Village code
establishes a formal process with multiple opportunities for public input. However, we
think it is important to supplement these formal forums with additional opportunities for
public feedback.
Mandel hosted two large-scale neighborhood meetings, the first in May 2016 and the
second in November 2016. While not a required component of the redevelopment process
in Fox Point, neighborhood meetings are a standard development procedure for Mandel
Group.
184 residents, depicted within the red outline on Exhibit A, were invited to the first
neighborhood meeting in May and approximately 35 attended the meeting. We expanded
the number of people invited to the second neighborhood meeting to 295 people, depicted
Pre-Petition Response Memo to the Plan Commission
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within the blue outline on Exhibit A. Approximately 55 people attended the second
meeting. The stars on Exhibit A reflect those who attended the first neighborhood
meeting and were subsequently invited to the second meeting due to their interest in the
redevelopment.
Demographic Questions
The Plan Commission asked that Mandel augment the demographic data presented at the
Pre-petition Conference with more narrowly focused market areas. Mandel Group defines
market areas as it relates to renter demand. The Northshore market area as presented in
the meeting on March 6th is a market area used by Mandel for internal market research
and demand analysis (the “Mandel Market Area”). We defined the Mandel Market Area,
in part, on the previous zip codes of current residents at our Beaumont Place luxury
apartments in Whitefish Bay and our Lighthorse 4041 luxury apartments in Shorewood.
Attached hereto as Exhibit B is a “heat map” depicting prior zip codes of residents at both
properties. The large blue circles indicate the highest concentration of residents who
moved from that zip code to our apartments. The heat maps demonstrate that people from
Mequon, Cedarburg, Thiensville, Shorewood and Fox Point relocated from those cities to
our apartments. Based on the foregoing and the balance of our market research, we
anticipate people from these same areas will choose to live at Dunwood Crossing.
At the request of the Plan Commission, we revised and compared the demographics of
the Village of Fox Point to the Mandel Market Area and the Plan Commission Market
Area. For the purposes of this memorandum, the “Plan Commission Market Area” shall
mean Bayside, Fox Point, Whitefish Bay and Shorewood as requested by the Plan
Commission during the March 6 meeting. Exhibit C examines the number of Baby
Boomer (those aged 55-75) households and Senior (those aged 75-and-over) households
within each defined market area in 2016 and projections for 2021 based on US Census
data and ESRI forecasts.
We project the greatest demand from the Baby Boomer cohort. There is a higher
percentage of Baby Boomer households in Fox Point than the other defined market areas.
40% of the households in Fox Point are Baby Boomers. By contrast, Baby Boomers
comprise only 36% of households in the Plan Commission Market Area and 39% of
households in the Mandel Market Area. This age cohort is expected to grow 3-5% over
the next 5 years in all market areas.
We divided the total Baby Boomer households by the Owner/Renter Ratio in each of the
market areas to project rental demand for Dunwood Crossing. Total Baby Boomer
Pre-Petition Response Memo to the Plan Commission
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demand for rentals is estimated to be approximately 225 households in Fox Point; 2,616
households in the Plan Commission Market Area and 3,852 households in the Northshore
Market Area. If we narrow this demand study to Baby Boomers earning $150,000
annually, consistent with Mandel’s other Northshore luxury apartments, there is still
substantial demand in each market area: 81 households in Fox Point; 756 households in
the Plan Commission Market Area and 1,145 in the Mandel Market Area.
We also studied demand for Senior Living in each of the market areas by analyzing the
75-and-older population. Fox Point has a larger percentage of households 75-and-older
than the Mandel Market Area and the Plan Commission Market Area. 18% of the Village
of Fox Point is over the age of 75, while only 12% and 13% of the households in the Plan
Commission Market Area and the Mandel Market Area are over the age of 75,
respectively. The total estimated senior living demand is 62 households in the Village of
Fox Point, 246 households in the Plan Commission Market Area and 582 in the Mandel
Market Area. Demand for senior living is projected to grow 12-13% in all market areas
by 2021.
While our demand analysis is focused on the Baby Boomer cohort, we still anticipate
demand from other age groups. Many people over the age of 75 will not choose senior
living and will instead elect to rent apartments. Young millennial families looking to buy
homes in the community will opt to rent in the community before they buy.
School District Survey
All residents within the Fox Point-Bayside School District were mailed a survey asking
various questions regarding the Budgeting/Finance of the District and the Dunwood
School. Exhibit D is a slide from the community survey presentation, which shows that
65% of the respondents live in Fox Point.
Green Space Comparisons & Access to Green Space
Based on input from nearby residents, maintaining and improving the quality of green
space on the site became a priority for Mandel. Exhibit E illustrates the change in green
space from the existing school through the various iterations of the site plan to the current
plan. The amount of green space nearly doubled from the first iteration of the concept
plan. 90% of the green space that exists on site is maintained in our current plan.
Moreover, our site plan locates the buildings to the south of the site and positions the
green space along Dunwood Road and the eastern property line creating more readily
accessible and useable green space. Unlike the current conditions on the property,
Pre-Petition Response Memo to the Plan Commission
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Mandel’s greenspace features a mix of native plantings, including evergreens, and
walking trails for neighbors and residents. Under existing conditions, a significant
amount of the green space is located to the south of the school or along Port Washington
Road isolating it from the residents and the community.
Access to the park area is located at the corner of Port Washington Road and Dunwood
Road and walking trails will tie into the existing sidewalk along North Port Washington
Road. There are also several tie ins to the walking trails and the park within our
development from the central drive access oval. Attached hereto as Exhibit F is the
Landscape Plan which shows the access points to the park and walking trails.
Landscape Species & Berm Details
Attached hereto as Exhibit G is a memo from Jeffrey Miller, our landscape architect of
David J Frank, describing the native plant material and berm plantings. Attached hereto
as Exhibit H is the concept grading plan which shows that the berms will be
approximately 3 feet tall.
Parking Plan
An updated parking plan with associate dumpster and trash locations is attached as
Exhibit I.
Controls on Senior Living
Our Pre-petition submittal and subsequent Petition submittal to the Village Board is an
application to place a PDO Planned Development Overlay District on a portion of the
property, which allows the development of 105 luxury apartments, clubhouse and
associated amenities, including a public park and community room. Our submittal is not
an application to develop the senior living facility. We show the senior living facility on
the site plan to demonstrate how the site might look.
The entire site is currently zoned F-Institutional District. The permitted uses in FInstitutional under Section 745-20A(3) of the Zoning Code include “Convalescent or
nursing homes or similar institutions for the accommodation of the aged or infirm”.
Therefore, the senior living facility as shown in our current plan is a use by right. The
rezoning of the remaining 9.05 acres to a Planned Development Overlay allows for the
development of the luxury apartments.
Pre-Petition Response Memo to the Plan Commission
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While Mandel does not suggest this is a good land planning or the best use of the land,
the entire 11.56 site could be redeveloped as a senior living facility. The development
limitations per Section 745-20D(5)(d)(f) of F-Institutional district provide that: (a) no
building can cover than 35% of the lot area, (b) all building must be less than 35 feet in
height. Given those development limitations the site could yield 1,000 units of senior
living.
Building, site design and on-going maintenance on the entire redevelopment, including
the senior living parcel, will be subject to multiple layers of control. First, Mandel will
record against the entire property a restrictive covenant agreement (the “Restrictive
Covenant”). The Restrictive Covenant will provide cross-access easements between the
senior living parcel and the multifamily parcel. The Restrictive Covenant will give
Mandel Group control over the architecture, site planning and landscaping on the senior
living parcel. Such control is critical as the success of the luxury apartments requires that
the design of the senior living parcel be subjected to the same exacting, best-in-class
standards followed by Mandel Group. It should be noted that the Village will retain final
permitting rights over development of the senior living parcel pursuant to the terms of the
Institutional zoning classification. Moreover, the Restrictive Covenant will impose ongoing maintenance standards on the apartment parcel and the senior living parcel to
ensure that the entire site is kept in first-class condition. Generally, Mandel Group will
be responsible for maintaining the general common areas of the entire property, including
the perimeter landscaping, and the owner of the senior living parcel will pay its share of
such maintenance costs.
Mandel Group agrees to encumber the entire site with a mutually agreeable development
agreement with the Village of Fox Point (the “Development Agreement”). Amongst
other provisions, the Development Agreement will: (a) limit the maximum number of
luxury apartment units to 105, (b) impose no-build areas along Dunwood Road to ensure
that the deep landscape buffer and community park cannot be developed in the future
without the Village’s consent, (c) limit the maximum height of buildings on the property,
and (d) impose on the property an on-going maintenance obligation to ensure the
property remains in good condition and repair. It is important to note that the
Development Agreement will be recorded against the land such that it will be binding on
Mandel Group and remain binding on all subsequent owners of the property.
Importantly, the Development Agreement will be enforceable by the Village.
Again, thank you for your consideration of our redevelopment of the Dunwood School.
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EXHIBIT A
Scope of Neighborhood Meetings
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EXHIBIT B
Previous Zip Codes of Beaumont and Lighthorse Residents

Previous Zip Codes Beaumont Residents
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Previous Zip Codes Lighthorse Residents
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EXHIBIT C
Baby Boomer Rental Demand and Senior Living Demand
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EXHIBIT D
Fox Point-Bayside School District Survey Respondents
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EXHIBIT E (See Attached)
Green Space Comparisons
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EXISTING DUNWOOD SCHOOL
- TOTAL SITE AREA: 503,526 SF (11.56 ac)
- BUILDING AREA: 43,400 SF (1.0 ac) - 9%
- PAVEMENT AREA: 86,436 SF (1.98 ac) - 17%
- GREEN SPACE:
373,687 SF (8.58 ac) - 74%

DUNWOOD CROSSING- PREVIOUS SITE PLAN
- TOTAL SITE AREA: 503,526 SF (11.56 ac)
- BUILDING AREA: 109,250 SF (2.51 ac) - 22%
- PAVEMENT AREA: 88,607 SF (2.03 ac) - 18%
- GREEN SPACE:
305,666 SF (7.02 ac) - 60%

DUNWOOD CROSSING- GROCERY SITE PLAN
- TOTAL SITE AREA: 503,526 SF (11.56 ac)
- BUILDING AREA: 156,673 SF (3.60 ac) - 31%
- PAVEMENT AREA: 172,304 SF (3.95 ac) - 34%
- GREEN SPACE:
174,546 SF (4.01 ac) - 35%

DUNWOOD CROSSING- CURRENT SITE PLAN
- TOTAL SITE AREA: 503,526 SF (11.56 ac)
- BUILDING AREA: 98,504 SF (2.26 ac) - 20%
- PAVEMENT AREA: 61,303 SF (1.41 ac) - 12%
- GREEN SPACE:
343,719 SF (7.89 ac) - 68%

DUNWOOD CROSSING - OPEN SPACE COMPARISONS
PINNACLE ENGINEERING GROUP

5850 W. BLUEMOUND ROAD | SUITE 210 | BROOKFIELD, WI 53005 | WWW.PINNACLE-ENGR.COM |

03/14/2017
PLAN | DESIGN | DELIVER

PEG JOB#

94

821.00

301 East Erie Street
Milwaukee, WI 53202
(414) 347-3600

www.mandelgroup.com

EXHIBIT F
Landscape Plan & Public Access
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EXHIBIT G (See Attached)
Memo from Jeffrey Miller, ASLA, GRP,
David J Frank
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March 20th, 2017
Mandel Group, Inc.
Attn: Ian B. Martin
301 E. Erie Street
Milwaukee, Wisconsin 53202
RE: Dunwood Crossing Plant Selection Narrative

The proposed plant palette of the Dunwood Crossing development will be primarily native and native adapted selections, along with a small amount of specimen accents. The deciduous canopy will rely
heavily on the arching effect of Ulmus (Accolade Elm) lining the entrance boulevard, and Platanus x
acerifolia (Exclamation London Planetree) surrounding the exterior circle drive. Native deciduous trees
also included will be Acer x freemanii (Freeman Maple), Betula nigra (River Birch), and Quercus rubra
(Red Oak) for winter interest.
Screening the Senior Living Facility will utilize the existing stand of Thuja occidentalis (Arborvitae), soil
berming, and additional Picea glauca (White
(White Spruce) and Juniperus virginiana (Eastern Redcedar).
Deciduous shrubs and flowering perennials will also fill
f ill the soil berm creating four-season intere
interest
st and
aesthetically pleasing views for the neighbors to the north, looking south.
The rain gardens will be designed to accept surface drainage, and be planted with selections that can
tolerate saturated soil conditions and also be drought tolerant due to the high percolation rates of the
engineered soil. These selections are nearly all native
n ative and include both deciduous woody shrubs and
herbaceous perennials to include Aronia melanocarpa (Black Chokeberry), Ceanothus americanus (New
Jersey Tea), Allium cernuum (Nodding Pink Onion), Asclepias incarnate (Red Milkweed), Echinacea
pallida (Purple
(Purple Coneflower, and Solidago (Goldenrod). These plants are also chosen for their high
transpiration rate to reduce saturated soil conditions quickly.

Mass plantings surrounding the turf grass public park are designed to reintroduce a number of bird
butterfly varieties.
varieties. Educational signage will note plant selections such as Echinacea,
populations and butterfly
Schizachyrium scoparium (Little Bluestem), Baptisia
Baptisia (False Indigo), and Phlox. These pl
plants
ants are crucial for
wildlife in the suburban landscape,
landscape, and a priority in the design . Taking inspiration from the book,
Bringing Nature Home by Douglas W. Tallamy, plant selections are chosen to sustain biodiversity
through education and balance.
The turf grass areas will be a mix of Kentucky Bluegrass manicured lawn, No -Mow Fescue, and creeping
Liriope. The latter selections are designed to be lower maintenance and have a deeper root structure
(and higher transpiration rates), reducing the amount of surface water to the rain gardens.

Respectfully,

Jeffrey S. Miller, ASLA, GRP
Landscape Architect/Project Manager

N120 W21350 Freistadt Rd. • P.O. Box 70 • Germantown, WI 53022
Tel: (262) 255-4888 • Fax: (262) 628 -4729
mail@davidjfrank.com
mail@davidjfrank.com • www.davidjfrank.com

98

301 East Erie Street
Milwaukee, WI 53202
(414) 347-3600
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EXHIBIT H (See Attached)
Concept Grading Plan
Berm Height Shown Below

Pre-Petition Response Memo to the Plan Commission
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301 East Erie Street
Milwaukee, WI 53202
(414) 347-3600

www.mandelgroup.com

EXHIBIT I (See Attached)
Parking Level Plans

Pre-Petition Response Memo to the Plan Commission

101

Parking Level Plans
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Pre-Petition Submittal to the Plan Commission

DUNWOOD CROSSING
A Mixed-Use Residential Master Planned Development
By the Mandel Group, Inc.

Pre-Petition Conference Submittal to the Plan Commission
Village of Fox Point
February 21, 2017
103

Ian B. Martin
Vice President | Development
Mandel Group, Inc.
301 E. Erie St.
Milwaukee, WI 53202
February 21, 2017

Plan Commission Members
Village of Fox Point
7200 N. Santa Monica Blvd.
Fox Point, WI 53217
Dear Members of the Fox Point Plan Commission:
Mandel Group, Inc. (“Mandel”) is pleased to present our pre-petition submittal for the redevelopment of the Dunwood School located at 217 West Dunwood Road, Fox Point, Wisconsin. Our redevelopment represents a dynamic master-planned, residential redevelopment. While the following pages offer additional detail, we wanted to provide some quick highlights on the project and our development team.

Mandel Group is metro Milwaukee’s premier development firm. Since our inception in 1991, we have closed over
$1 billion in real estate transactions, including multifamily and commercial developments. We recently completed
Beaumont Place, our Whitefish Bay apartment development which was recently awarded Deal of the Year by the
Milwaukee Business Journal. The quality of our work has been nationally recognized, including the Urban Land
Institute’s Award for Excellence. Our deep well of experience is bolstered by the best architects and consultants in
the market, including Mr. James Shields of HGA. Shields was responsible for Beaumont Place and the recent addition to the Milwaukee Art Museum.
Our current concept plan includes a complementary mix of residential uses. Luxury apartments are paired with a
best-in-class senior living facility. A demonstrated demographic shift in Baby Boomer lifestyle preferences, including a desire for more flexibility, less maintenance, and the ability to remain in their local communities has occurred at other Mandel apartment properties in the Northshore and we anticipate the same to occur here. At the
same time, the population of the Village is aging and senior housing is needed to accommodate this older demographic. Dunwood Crossing folds real estate responses to these trends into a cohesive development where the
whole is truly greater than the individual parts.
Our redevelopment of the Dunwood School has been a thoughtful process involving input from a number of important stakeholders. We hosted two large group neighborhood meetings, supplemented with numerous one-on-one
meetings, to present and discuss our development. As you will see, our concept plan evolved significantly as we
integrated ideas from the neighborhood.
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I will be primarily responsible for directing and implementing the development of Dunwood Crossing. I have over
15 years of experience in commercial real estate development. During my career, I have developed over 4,200
multifamily units across the country. Barry Mandel, President and CEO, and Robert Monnat, COO, of Mandel
Group will be co-principals in the development of Dunwood Crossing and intimately involved in formulating our
development plans and marshalling resources for implementation of our proposal. Throughout the process, I will
be further supported by Mandel Group’s experienced team of real estate professionals.
We welcome the opportunity to answer any questions you have regarding our company and/or Dunwood Crossing.
I would like to thank you in advance for your consideration.

Sincerely,

Ian B. Martin
Vice President | Development

3
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PROJECT HIGHLIGHTS
Award-Winning Developer & Operator





Mandel is the leading luxury multifamily and mixed-use developer
in Milwaukee
Responsible for over $1 billion in real estate transactions since
inception; including award-winning projects in Shorewood and
Whitefish Bay
Executive team with a combined 200+ years real estate experience
providing long-term stability to operations

Exceptional Design Concept








Market-driven mix of complimentary uses: luxury apartments and senior housing creating luxury “age
in place” housing
Site plan purposefully designed to be responsive to adjoining properties and Village planning goals
Park and walking trails open to neighborhood and community center available for local civic
organizations; initial installation and on-going maintenance paid for by Mandel Group
Extensive landscaping, green space and reduced building height oriented toward neighboring singlefamily homes
Vehicular access limited to Port Washington Road only; no access on Dunwood Road
“Four-sided architecture” offering high-quality materials on all building facades
Site plan a product of significant neighbor outreach

Village Benefits







At stabilization, project produces estimated annual tax
receipts of $650,000
Provides much needed funds for necessary capital
improvements at Stormonth School and other
educational purposes
Necessary housing to attract home buyers and provide
attractive housing for empty nesters
Implements one of the Village’s long-term stormwater
management projects; Mandel-funded
All infrastructure, including utilities and roadways, is
private and paid for by Mandel nearly eliminating any
burden on Village resources

4

106

THE DEVELOPMENT TEAM

Developer: Mandel Group, Inc.
Ian B. Martin, Vice President | Project Principal
Architect: HGA Hammel Green & Abrahamson
James Shields, Project Architect
Site Engineering: Pinnacle Engineering
Aaron Koch, Principal | Project Engineer
Traffic Engineering: Ayres Associates Inc.
Ken Voigt, Principal | Traffic Analysis and Design
Landscape Architecture: David J Frank
Jeffrey Miller, Landscape Architect/ Project Manager
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PROJECT VISION
Dunwood Crossing is a carefully considered real estate response to demographic
changes in housing preferences and strong market fundamentals in Milwaukee’s
Northshore. Luxury apartments will be developed along side a private pay senior living
facility. The redevelopment accommodates Baby Boomers who are trading singlefamily homeownership for the flexible, maintenance free lifestyle of apartment living
and wish to remain in their local communities. Other luxury Mandel properties in the
Northshore successfully captured the growing rental preference amongst this demographic, and based on population statistics in the market area, we foresee strong and
continued demand. At the same time, the population of the Village is growing older
and several types of senior housing are much needed. There is increasing demand for
assisted living residences characterized not by how many beds fit under the roof, but
by highly personalized care underpinned with interactive social activities.
Thoughtful consideration was taken in the architectural and site design in order match
the residential feel of the surrounding neighborhood. The development has pitched
roofs, locates the vast majority of parking underground and is surrounded by extensive
green space and quality landscaping with berming and opaque materials where appropriate.

6
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Multifamily

DEVELOPMENT OVERVIEW

Dunwood Crossing includes a total of 105
market-rate luxury apartment homes contained
in four buildings. Each building is served by
underground parking. The two buildings closest to Dunwood Road will be 2-stories, while the buildings at the
south end of the site will be 3-stories. Rental ranges for the development will range from $1,550 for a one bedroom
unit to $3,200 for a three bedroom unit. These rental rates do not include ancillary costs like underground parking.
Senior Living
The senior living component consist of approximately 80 beds within assisted living and memory care facilities. We
strategically located the senior care on the North Port Washington Road corridor. The low-intensity nature of
senior care makes it an outstanding transitional use from the commercial uses along Port Washington Road to the
residential uses to the east. The area surrounding the facility will receive a natural landscaping treatment with
berms and opaque landscaping along the northern boundary to shield the senior facility from single-family homes
on Dunwood Road.
Clubhouse & Community Room
The clubhouse was intentionally located in proximity to the park to offer a single-story connection to the existing
community. Additionally, within the clubhouse will be a roughly 800 square foot community room available for
local civic groups. We understand this was an important feature for local community groups and feel it is a valuable
way to welcome the community into our development. In addition to housing our full time leasing and
maintenance staff, the clubhouse will also feature high-demand lifestyle amenities including a fitness center,
kitchen, outdoor patios, grilling centers and other amenities.
Community Park & Walking Trails
The site plan creates a substantial landscaped buffer between the residential neighborhood and the apartments,
while at the same time the expansive green space transforms the area along Dunwood Road into a community park.
Walking trails surround the development, are open to the public and include furnishings like benches and dog
clean-up stations. The installation and maintenance of this park will be paid for by Mandel.

7
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ARCHITECTURAL INSPIRATION
Mandel’s portfolio showcases our focus on the finest exterior and interior design. Our buildings are designed by the
best architects in the industry and feature an attractive mix of sustainable materials and masonry. The focus on
quality continues on the interior of our units. Granite countertops, stainless steel appliances, and energy efficient
mechanical systems are just some of the features of a Mandel home.

Dunwood Crossing was inspired by the architectural style of English arts and crafts. We believe that working with
an identified architectural style not only offers a cohesive, high-quality design across multiple buildings, but can also
create the sense of community.
The design goal of Dunwood Crossing was to encourage a residential quality that complements the neighborhood.
The 3-story structures were purposefully located on the south side of the property, away from single-family homes
on the north side of Dunwood to minimize the views. The buildings located closest to Dunwood were strategically
reduced to two-stories with pitched roofs to contribute to the residential character of the redevelopment.
Additionally, the buildings were carefully designed to incorporate “embedded cottages”, where defined sections of
the façade are distinguished by stone masonry to create the feel of smaller, characterful homes within the larger
building. The exterior features cottage red shingles and pitched roofs; an attractive palette of limestone and
clapboard siding; floor-to-ceiling windows; and wrought-iron like fences.

8
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CLUBHOUSE & LANDSCAPE DESIGN
The English theme is carried throughout the balance of the site, including the clubhouse, park, and senior housing to
provide a cohesive architectural character. The clubhouse features the same limestone, clapboard siding and roof
color as the apartment buildings, but offers a unique arrangement of the materials. The English theme also permeates
the perimeter landscaping which may include traditional English hedging, natural gardens and fencing.

9
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THE NEED FOR APARTMENTS
Demographic Trends
As mentioned previously, the Baby Boomer demographic is looking for options to downsize into maintenancefree residences, but remain within the communities they are rooted. Luxury apartments offer the flexible living
that this demographic desires. An analysis of US Census Bureau data and ESRI (the leading demographic data
analytics technology) confirms that Milwaukee’s Northshore area houses a significant population of Baby
Boomers. Over 8,700 of those Boomers match our target renter profile based on income. By 2021 there will be
10,510 Boomers within our target demographic. 44% of those Boomers will chose to rent, which means over 4,600
Boomers will be looking for apartment homes. With a very limited supply of new luxury apartments and an
average age of existing inventory at nearly 30 years old, new, luxury supply is needed to meet this growing
demand.

Baby Boomers are responsible for double the share of renter
growth from 2004-2014 than millennials
Apartment homes must be understood in the context of their symbiotic relationship with single-family homes.
We know Millennials are delaying major life events, including marriage and home ownership, longer than their
parents. However, most millennials still aspire to homeownership. 92% of renters aged 18-39 expect to buy
homes eventually. Successful communities must offer an appealing rental option to attract these future
homeowners. Moreover, communities must offer maintenance-free, luxury apartments for Baby Boomers to
downsize out of single-family houses making those homes available for younger families. Thus, apartments
provide housing for a pool of future home buyers and a destination for Boomers.

“Households in the top half of
the income distribution contributed 43 percent of the
growth in renters.”
DUNWOOD CROSSING SITE PLAN

--The State of The Nation’s Housing 2015, Joint
Center for Housing Studies of Harvard University
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THE NEED FOR APARTMENTS [CONT.]
Northshore Fundamentals
The Northshore apartment fundamentals are strong. The market has maintained over 95% occupancy, and
there has been no meaningful increase in the number of units. In fact, CoStar, the leading apartment
analytics firm, has tracked only 442 luxury units to the Northshore since 2001. A closer examination of the
market reveals that the average age of existing inventory in the Fox Point market area is 30 years old. It is
clear that the Northshore market has been underserved in class-A, luxury apartment units.
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BEAUMONT PLACE CASE STUDY
Mandel recently saw the foregoing demographic trends converge at our awardwinning Beaumont Place apartments. Beaumont Place is an 83 unit luxury apartment development that opened in 2014 in Whitefish Bay. The demographics of the
property confirms that the Baby Boomers are indeed in search of quality, spacious
and luxurious apartment living. Nearly all residents at Beaumont Place downsized
from houses in Milwaukee’s Northshore, including several from Fox Point. The average age of the residents is 60, while the average household income is $190,000.
The project has remained almost 100% occupied since its opening and currently has
a waitlist for those wanting to live at the property.
Similar to Beaumont Place in Whitefish Bay, our goal is to capture the Baby Boomer
demographic at Dunwood Crossing. Units are planned to be very spacious averaging over 1,300 square feet in size and over 70% of the units are two or three bedroom. Our floor plans offer open kitchen designs and expansive living spaces to create comfortable living quarters conducive to entertaining family and friends. Luxurious interiors feature granite countertops, designer cabinetry, and stainless steel
appliances. The success of our approach is evidenced by the 100% lease-up of Beaumont Place prior to construction completion.

DUNWOOD CROSSING SITE PLAN
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BEAUMONT PLACE CASE STUDY [CONT.]

DUNWOOD CROSSING SITE PLAN
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THE NEED FOR SENIOR HOUSING
One in five people will be 65 or older by 2030. The typical incidence of Alzheimer’s/dementia in the United States
is 13% of the age-65+ population (as published in 2012 Alzheimer’s Disease Facts and Figures) and there are currently 11,000 people turning 65 every day in the United States. The current availability of care for those with Alzheimer’s/dementia does not meet the need, and the need is expected to continue to grow at an increasing rate. It is
projected that the age 65+ demographic within the primary market area will grow by 15.3% over the next 5 years,
meaning approximately 2,400 seniors be in need of memory care support in the Northshore market area.
This need has already been identified by the Village of Fox Point. As noted in the Comprehensive Plan, “As the
population of the Village ages, several types of senior housing with varying levels of care for a range of incomes may
need to be provided. “ (Village of Fox Point Comprehensive Plan: 2035, Adopted February 23, 2010). The senior
living component of our development will offer the necessary care and support for those who wish to remain in the
community of Fox Point near friends and family.
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RESPONSIVE TO NEIGHBOR COMMENTS
At Mandel Group, we are proud that our developments enhance the surrounding neighborhoods and municipalities. To make that happen, we listen to
neighbors and the community and make changes to incorporate their ideas and
improve the development for all. Dunwood Crossing is no exception.
Mandel hosted two large group neighborhood meetings to begin a dialogue
with neighbors and present our initial concept plan. Mandel invited over 400
residents and roughly 100 attended the meetings, including two representatives from St. Eugene's Parish. The following pages summarize the concept
plan presented in each of the neighborhood meetings and our subsequent efforts to address and incorporate neighbors’ comments and ideas.

DUNWOOD CROSSING SITE PLAN
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CONCEPT PLAN #1
The initial concept plan featured 120 luxury apartment homes, approximately 10 townhomes along Dunwood
Road, a Fresh Thyme grocery store and a senior care facility. This original plan was shared in the neighborhood
meeting held in May. Residents comments in that meeting centered around eliminating all retail, increasing the
amount of green and open space and reducing the amount and visibility of surface parking. Residents also shared
a desire for a shared community room that could accommodate local community groups like the Fox Point Foundation.

DUNWOOD CROSSING SITE PLAN
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CONCEPT PLAN #2
With feedback in hand from the initial neighborhood meeting, we revised our concept plan in the following ways.
All retail was eliminated from Dunwood Crossing. The removal of retail greatly reduced the traffic generation,
lighting, noise and amount of surface parking. The density of the apartment homes was reduced slightly by the
elimination of the townhomes along Dunwood Road. The redevelopment contemplated 120 luxury apartment
homes in two, 3-story structures positioned at the south of the site in order to reduce the views of the 3-story
buildings from the neighbors along Dunwood Road. This concept plan also included a 2-story senior living facility
at the corner of Dunwood Road and Port Washington Road.
We strategically positioned our resident clubhouse within the community park to offer a single-story, smaller
scale structure facing the neighbors along Dunwood. In order to accommodate the community groups, we also
included a large great room of approximately 800 square feet to be made available to the residents of the apartment homes and also community groups. By making the clubhouse available free of charge to these community
groups, we hope to make our development a part of Village life.

DUNWOOD CROSSING SITE PLAN
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CONCEPT PLAN #2 [CONT.]
The original concept plan contemplated 65% impervious area with only 35% green space. By shifting the apartment homes to the rear of the site and providing plentiful underground parking for the apartment residents, we
were able to address neighbor concerns by minimizing the impact of surface parking and nearly doubling the
amount of green space on site. With over 60% of the site being green space, we were able to create a community
park area that offers fully connected walking trails, park benches and even dog-cleanup stations. While open and
available to the public, Mandel will pay for all installation and ongoing maintenance.

DUNWOOD CROSSING SITE PLAN

18

120

CONCEPT PLAN #2 [CONT.]
At our second neighborhood meeting in November, residents provided additional comments with regard to traffic
and access onto Dunwood road, building height and density, and the placement of the senior living facility on the site
plan. They also shared remarks regarding the building architecture. Specifically, they shared that the roof lines appeared monotonous. Moreover, residents wanted to see opaque landscaping and berming along the northern border
of the senior living in order to screen the senior living facility.
We supplemented this second neighborhood meeting, with small group and one-one meetings with neighbors who
lived nearby or who specifically reached out for additional information. Through these small group meetings, we also
learned that some stormwater backup historically occurred in the immediate neighborhood.

DUNWOOD CROSSING SITE PLAN
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CURRENT CONCEPT PLAN
After the second neighborhood meeting and subsequent one-on-one meetings, we refined our redevelopment concept
plan as contemplated in our proposal today.
The senior living facility was condensed from 120 beds to 80 beds and the building was shifted further south to allow
for an opaque landscaped buffer to the north of the facility. The apartment homes were further reduced in terms of
density and scale as well. The redevelopment includes 105 units in 4 buildings. The two, 3-story buildings were
strategically placed at the rear of the site, while the two, 2-story buildings with pitched roofs were located closer to
Dunwood to offer a more residential connection to the neighborhood.
The current site plan also creates a generous, linear landscape buffer and parkway along Dunwood Road. In fact, the
current plan maintains a 75 foot buffer at the senior facility and a 100 foot buffer on the apartment parcel. These
setbacks significantly exceed the zoning code requirement of 30 feet (i.e. 60 feet from the center line of Dunwood
Road.
The clubhouse and community room remain an integral part of the development. The clubhouse is now centered
within the collection of apartment homes, but still offers a visual and spatial connection to the community through
architectural details such as pergolas, defined crosswalks and masonry façade.
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CURRENT CONCEPT PLAN [CONT.]
The current concept plan removes all access onto Dunwood Road and replaces the connection with an oval drive that
mimics the oval community park. The elimination of the access to Dunwood Road essentially eliminates the potential
traffic impact on the surrounding neighborhood. We compared the traffic generation of our proposed use of 105
apartments and an 80-bed senior care facility to that of the currently permitted uses on the site. By way of example,
an 80,000 square foot school, which is a permitted use, would generate 1,200 trips per day. By contrast, Dunwood
Crossing will only generate 880 trips per day. Furthermore. currently three access points exist onto Dunwood Road
today. By eliminating all of access points and directing all traffic onto Port Washington Road, the traffic impact will
be minimal.
Our current site plan minimizes the impact of surface parking in an effort to maximize green space. Surface parking
stalls for the senior living are strategically located along Port Washington Road and to the south of the building such
that it will not be visible from the surrounding neighborhood. The lot will be bordered by opaque landscaping to
further mitigate the impact of parking. Minimal surface parking around the interior oval drive will serve the
clubhouse and community room. The apartment buildings are served by plentiful underground parking, at roughly 2
stalls per unit.
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CURRENT CONCEPT PLAN [CONT.]
We think the current plan makes good on our promise to the neighbors to create as much green space as possible.
The total project area of the development is 11.56 acres with nearly 8 acres of green space. That is, more than 68%
of the site is open space, representing nearly the same amount as existing conditions. With new public walking
trails and ecologically sensitive and native plant life, Dunwood Crossing greatly improves the accessibility and
quality of the natural environment.
In discussions with neighbors, we learned that flooding and stormwater issues historically occurred in the neighborhood. The Village staff shared a 1996 study identified several infrastructure improvements Village-wide that
could be implemented in order to manage stormwater and flooding. One of the identified improvements was to
design a stormwater management system on the Dunwood School site that could accommodate additional stormwater. Accordingly, we designed our site to manage not only the stormwater from our site, but the additional
roughly 2 acre-feet of stormwater identified in the Village-wide plan through the use of bio-retention ponds and
rain gardens. With the site improved, our stormwater system will help alleviate flooding in the immediate area.

DUNWOOD CROSSING SITE PLAN
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DEVELOPMENT DETAILS
Development and on-going maintenance at Dunwood Crossing will be subject to multiple layers of control. First,
Mandel will record against the entire property a restrictive covenant agreement (the “Restrictive Covenant”). The
Restrictive Covenant will provide cross-access easements between the senior living parcel and the multifamily
parcel. The Restrictive Covenant will give Mandel Group control over the architecture, site planning and
landscaping on the senior living parcel. Such control is critical as the success of the luxury apartments requires
that the design of the senior living parcel be subjected to the same exacting, best-in-class standards followed by
Mandel Group. It should be noted that the Village will retain final approval rights over development of the senior
living parcel pursuant to the terms of the Institutional zoning classification. Moreover, the Restrictive Covenant
will impose on-going maintenance standards on the apartment parcel and the senior living parcel to ensure that the
entire site is kept in good condition and repair. Generally, Mandel Group will be responsible for maintaining the
general common areas of the entire property, including the perimeter landscaping, and the owner of the senior
living parcel will pay its share of such maintenance costs.
Mandel Group also proposes to encumber the entire site with a mutually agreeable development agreement with
the Village of Fox Point (the “Development Agreement”). Amongst other provisions, the Development Agreement
will: (a) limit the maximum development density permitted on the property, (b) impose no-build areas along
Dunwood Road to ensure that the deep landscape buffer and community park cannot be developed in the future
without the Village’s consent, (c) limit the maximum height of buildings on the property, and (d) impose on the
entire property an on-going maintenance obligation to ensure the property remains in good condition and repair. It
is important to note that the Development Agreement will be recorded against the land such that it remains
binding on Mandel Group and all subsequent owners of the property. Importantly, the Development Agreement
will be enforceable by the Village.
Dunwood Crossing will have minimal impact on municipal services including storm sewer, sanitary sewer, and
water service. All infrastructure improvements will be private; driveway, roads parking lot and green space
installation and ongoing maintenance are paid for by Mandel. Furthermore, trash service is a private contract
service and facilities are strategically located in basements with pickup at the bottom of the ramps.
105 units are permitted on this site, and based on industry standards for population estimates we anticipate
roughly 150-200 people will reside within the multifamily buildings.
23
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FINANCIAL INFORMATION
Economic Benefits

A community survey conducted by the Fox Point-Bayside School District was completed in October/ November of
2014. 89% of the respondents voted in favor of selling the Dunwood property and surrounding land to help pay for
projected capital expenditures. The existing facility costs the school district approximately $150,000 annually in
routine maintenance and repair. Those expenses are likely to increase as the building continues to age. Redevelopment
of the Dunwood School will eliminate such expenses from the district budget thereby freeing up funds for educational
programming. Moreover, monetizing the value of the land will allow the school district to complete important capital
improvements to the Stormonth School. Financially healthy schools are an important part of a robust and healthy
single-family market. In fact, the National Bureau of Economic Research revealed that there is a definite correlation
between school expenditures and home values. The report found that for every dollar spent on public schools in a
community, home values increased $201.
The total development is anticipated to create nearly $650,000 in annual property tax receipts when fully assessed and
will greatly diversify the tax base of Fox Point. Of that $650,000, approximately $170,000 will go to the Village of Fox
Point annually, a 2.5% increase in annual Village tax receipts.
Total estimated improvement costs of the apartments are anticipated to be approximately $25,500,000. The estimated
cost for the clubhouse and associated amenities is $1,000,000. The estimated cost for landscaping is $300,000. Total
cost for senior living facility is between $17,000,000 and $19,000,000.

1

Lisa Barrow and Cecilia Elena Rouse. Using Market Valuation to Assess Public School Spending. (NBER Working Paper No. 9054, 2002)
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Parcel 2: Senior Parcel

Parcel 1: Multifamily Parcel

ZONING PROCESS
The vacant Dunwood School property is currently zoned F-Institutional District. A few of the permitted uses
within the current zoning include schools, buildings for municipal purposes, storage yards, buildings for
church services, and buildings for community recreations.

Parcel 1: Multifamily Parcel (Green)
The Mandel Group is proposing to rezone part of the vacant property in order to develop 105 luxury apartments and a clubhouse. The parcel will be referred to as the multifamily parcel and will be rezoned as a Planned
Development Overlay (PDO) under section 745-21 of the Zoning Code. Per the Zoning Code, “The regulations
of this district are intended to allow for greater flexibility, variety of use, and design freedom than would be
permitted by the standard application of basic district regulations, in the case of tracts of land of suitable size
and appropriate location, where the unified and planned development of such tract and the increased flexibility, variety of use and design freedom would achieve optimum utilization of the site and produce a more aesthetically satisfying and economically desirable development than would result from the application of basic
district controls.”

Parcel 2: Senior Parcel (Blue)
The balance of the site at the corner of Port Washington Road and Dunwood Road will remain F-Institutional
District, which allows for the development of the senior living facility. The senior care is permitted under Section 745-2(A)(3) of the Zoning Code “Convalescent or nursing homes or similar institutions for the accommodation of the aged or infirm”. The proposed development will be licensed as a Community Based Residential
DUNWOOD CROSSING SITE PLAN
Facility through the state of Wisconsin.
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CONTACT INFORMATION

Ian B. Martin
Vice President | Development
Mandel Group, Inc.
301 East Erie Street
Milwaukee, WI 53202
imartin@mandelgroup.com
414.347.3600
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ALTA/nsps
LAND TITLE SURVEY

VICINITY MAP

CLIENT
Mandel Group Properties LLC

sITE ADDRESS
llc

North Port Washington Road, Village of Fox Point, Milwaukee County, Wisconsin.

lEGAL DESCRIPTION
THE FOLLOWING DESCRIBED REAL ESTATE, SITUATED IN THE COUNTY OF MILWAUKEE AND STATE OF
WISCONSIN, TO-WIT:

flood note

VILLAGE OF FOX POINT; MILWAUKEE, COUNTY, WISCONSIN, BOUNDED AND DESCRIBED AS FOLLOWS, TO-WIT:

According to the flood insurance rate map of the County of Milwaukee, Community
Panel No. 55079C0041E & 55079C0043E, effective date of September 26, 2008, this site
falls in Zone X (Areas determined to be outside the 0.2% annual chance floodplain).

MUNICIPAL ZONING
Municipal Code: Sec. 745-20
Site is zoned: F - Institutional District

303.04 FT. TO A POINT OF CURVE; THENCE SOUTHEASTERLY ALONG A CURVED LINE HAVING A RADIUS OF 370.0
THENCE SOUTH EASTERLY ALONG A CURVED LINE HAVING A RADIUS OF 370.0 FT. WITH ITS CENTER TO THE

EXCEPTING FROM THE FOREGOING THOSE LANDS CONVEYED BY AWARD OF DAMAGES RECORDED JANUARY 19,
2005 AS DOCUMENT NO. 8939768.

RANGE NUMBERED TWENTY-TWO (22) EAST, IN THE VILLAGE OF FOX POINT, BOUNDED AND DESCRIBED AS
FOLLOWS, TO-WIT:

ABOUT TO BE DESCRIBED, SAID POINT ALSO BEING THE NORTHWEST CORNER OF CALUMET DOWNS; THENCE

BASIS OF BEARINGS
Vertical datum is based on National Geodetic Vertical Datum of 1929.

lAND AREA
The Net Land Area of the subject property is 503,498 square feet or 11.5587 acres.
The Gross Land Area of the subject property is 537,242 square feet or 12.3334
acres (to centerline of West Dunwood Road).

PARKING SPACES
There are 102 regular parking spaces and 7 handicap space marked on this site.

TITLE COMMITMENT
This survey was prepared based on First American Title Insurance Company Commitment No.
NCS-784831-MKE, effective date of March 15, 2016 which lists the following easements and/or restrictions
from schedule B-II:
1, 2, 3 & 5 visible evidence shown, if any.
4, 6, 7 & 8 not survey related.
9.

Easement granted to Wisconsin Electric Power Company and Wisconsin Telephone Company, dated
November 8, 1955 and recorded November 23, 1955 in Volume 3512 of Deeds, Page 546, as Document
No. 3448717. Affects Parcel 1, document illegible.

10. Sewer Easement granted to the Village of Fox Point dated May 11, 1955 and recorded May 11, 1955 in
Volume 3573 of Deeds, Page 20, as Document No. 3490941. Affects site by location, shown.
11. Sewer Easement granted to the Village of Fox Point dated May 11, 1955 and recorded May 11, 1955 in
Volume 3573 of Deeds, Page 20, as Document No. 3490942. Affects site by location, shown.

LEGEND

12. Easement granted to Wisconsin Electric Power Company dated August 21, 1962 and recorded September
14, 1962 in Reel 18, Images 467 to 469, as Document No. 3974821. Affects site by location, shown.
Conveyance of Rights in Land to Milwaukee County Department of Public Works dated March 4, 2005
and recorded March 29, 2005 as Document No. 8982342. Affects site by location, shown.
13. Right-of-Way Grant to Wisconsin Telephone Company dated July 23, 1973 and recorded July 26, 1973 on
Reel 735, Images 1907-1909, as Document No. 4780479. Affects site by location, shown.
14. Easement granted to the Metropolitan Sewerage District of Milwaukee County, recorded February 8,
1982 in Reel 1427, Images 1392 to 1395, as Document No. 5524532. Affects site by location, shown.
15. Right-of-Way Grant to Wisconsin Bell, Inc. dated November 17, 1986 and recorded November 20, 1986
on Reel 1995, Images 441 to 442, as Document No. 5989224. Affects site by location, shown.

TO:

TABLE "A" ITEMS
6(b). A zoning report has not been provided.
10(a). There was no observable evidence of division or party walls at the time of survey.
11. Utility lines are shown from visible surface evidence, municipal plans and from plans and markings provided by Diggers Hotline, the One-call
Utility Marking System (Wisconsin Statute 182.0175), Ticket Number 20161717984, 20161718112, 20161717826. This survey represents the
underground utilities that participated with the request and were marked on the time of the survey. Additional utilities may exist, but were
non-responsive to the request.

chaput land surveys
234 w. florida street
milwaukee, wi 53204
414-224-8068
www.chaputlandsurveys.com

llc

16. There is no visible evidence of earth moving, building construction or building additions within recent months.
17. There are no changes in street right of way lines either completed or proposed, and available from the controlling jurisdiction. Observable
evidence of recent street or sidewalk construction or repairs if any, is shown.
18. There is no evidence on site of delineated wetlands areas.
19. There were no offsite easements or servitudes benefiting the survey property disclosed in furnished Title Commitment at the time of survey.

Mandel Group Properties LLC
First American Title Insurance Company

This is to certify that this map or plat and the survey on which it is based were made in accordance
with the 2016 Minimum Standard Detail Requirements for ALTA/NSPS Land Title Surveys, jointly established
and adopted by ALTA and NSPS, and includes Items 1, 2, 3,O4, 5, 6(b), 7(a), 7(b1), 7(c), 8, 9, 10, 11, 13, 14,
16, 17, 18, 19 and 20 of Table A thereof. The field work was completed on May 13, 2016.
Date of Map: May 20, 2016.
Donald C. Chaput
Professional Land Surveyor
Registration Number S-1316
Drawing No. 2285-grb
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PINNACLE ENGINEERING GROUP

Plan | Design | Deliver
www.pinnacle-engr.com

MEMO
TO:

IAN MARTIN
MANDEL GROUP

FROM: AARON KOCH
PINNACLE ENGINEERING GROUP
RE:

DUNWOOD CROSSING STORMWATER

DATE:

2-20-2017

Ian,
I have prepared concept calculations for the Dunwood Crossing Redevelop summarized as follows. The existing site
contains a school and pavement. The site drains to the east via sheet flow and ditches. There are surface culverts on
the site and downstream of the site. There is also a storm sewer on the east property line which also drains to the
east. All runoff is ultimately tributary to a ravine several block to the east which ultimately discharges to Lake
Michigan. There is also a small amount offsite runoff which drains onto the site from adjacent properties to the
southwest.
The Village had previously commissioned a study to address flooding problems in the area. This report
recommended that a regional pond be constructed on this property and the property to the south in order to
alleviate flooding on Dunwood Road. The total volume of that regional pond is 2.969 ac-ft, 2.33 ac-ft of which is
located on the school property. The maximum elevation of the ponding is 685.5. It is the intent of the Village to
implement this plan to the maximum extent it is practicable with the proposed development.
The current plan includes rain gardens/bioretention areas on the north and southeast portions of the site.
Consideration is given to preserving existing trees and not maximizing the space for stormwater. Since there is
significant impervious area on site in the current conditions and there is some off site water coming onto the site, it is
appropriate to use the MMSD volumetric method. This intent is to generally convey the senior living and park
component to the north rain garden and convey the Mandel apartments to the southeast rain garden. A review of
the calculations indicates the north rain garden area alone will be able to achieve the necessary detention to meet
volumetric method. That means that the southeast rain garden could be used mainly for achieving regional goals.
The current pond configuration would be able to able to generate the required 2.33 ac-ft of storage below the 685.5
maximum elevation. If additional storage is desired by the Village in order to achieve the entire pond volume goals,
this could be accomplished but would require the remove of additional trees.
Water quality is also required for this re-development. Since the site is entirely a redevelopment, 40% TSS removal is
required for only the pavement area per DNR NR 151 regulations. Soils on the site are expected to be clayey which
will reduce the effectiveness of the rain gardens to provide sediment removal, but the larger size requirements for
regional detention should make up that reduced effectiveness. Further balancing of the drainage areas along with
final sizing of the facilities will be needed to determine options for the east stormwater facility type.
In summary, the required Village, MMSD and DNR goals for the redevelopment of the site will be met. The Village
regional plan for additional volume can also be implemented on this site. The final quantity, configuration, and other
details should be discussed with the Village before refining and completing the plan.
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May 24, 2017

RE:

Preliminary Review of the Conceptual
Plan Submittal for the Mandel Project
Dunwood Crossing
SEH No. 141560 14.00

Mr. Scott Brandmeier
Director of Public Works
Village of Fox Point
7200 N. Santa Monica Blvd.
Fox Point, WI 53217
Dear Mr. Brandmeier:
Per your request, we have completed a preliminary review of the Concept Submittal for the Dunwood
Crossing project. Specifically we have reviewed the following documents:
1. Preliminary stormwater memo from Pinnacle Engineering Group dated February 20, 2017 with
followup calculations and correspondence.
2. Ongoing sanitary sewer flow calculations from Pinnacle Engineering Group and MMSD.
3. The Concept Utility Plan and Concept Grading Plan from Pinnacle Engineering Group dated
March 9, 2017.
4. Traffic memo from Ayres Associates dated March 20, 2017.
Following are our comments based on our review:
Stormwater Management
SEH has reviewed the concept stormwater calculations for the Dunwood Crossing Proejct in the Village of
Fox Point prepared by the Pinnacle Engineering Group and dated February 20, 2017, updated March 21,
2017. We also reviewed the response to your questions outlined in the email from Aaron Koch dated
March 21, 2017.
The proposed concept is consistent with the preliminary engineering analysis prepared by Earth Tech in
2001 to construct a regional pond to reduce the runoff from the site. The current plan proposes two rain
gardens/biofiltration areas to reduce 2- and 100 –year events by 20% and to remove 40% TSS for
redeveloped paved area. Based on the information submitted, it appears that the proposed concept
meets MMSD Chapter 13 volumetric method of calculations. However more details are needed to confirm
drainage patterns, site and off site drainage areas, time of concentration, and impervious areas. SLAMM
modeling needs to be provided to confirm the 40% TSS reduction.
According to the §285-28 of the Village code, consideration needs to be given to the infiltration practices
to control the runoff.

Engineers | Architects | Planners | Scientists
Short Elliott Hendrickson Inc., 501 Maple Avenue, Delafield, WI 53018-9351
SEH is 100% employee-owned | sehinc.com | 262.646.6855 | 888.908.8166 fax
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Overall we believe the project has reserved adequate space to handle the requirements for stormwater
management. Detailed calculations will need to be submitted with the final engineering design.
Sanitary Sewer Capacity
There has been ongoing discussions and meetings with the developer, Village and MMSD regarding
proper calculations of flows generated by the project, allotted flow contributions, and system capacity.
The methodology of calculating the flows from the development have been worked out and accepted.
Due to the timing of construction of the project, flow allocation is acceptable to MMSD as long as the
Village is willing to trade allocated flows from basin 3 to basin 4.
System capacities are under review. The existing Fox Point sanitary sewer infrastructure appears to have
capacity to direct the project sanitary flow into the existing Dunwood sewer. But this needs further review
to make sure there will not be negative impacts downstream. As an alternative, the project could route
flows directly into North Port Washington Road M.I.S.
The exact routing of the sanitary sewer for this project will be worked out in the final design. The sanitary
sewer flows will be handled with one of these alternatives.
Concept Utility and Grading Plans
We have reviewed the concept utility and grading plan dated March 9, 2017. Overall the concept plans
are acceptable. We have the following comments:
1. The water main is proposed to extend through the site from North Port Washington Road to West
Dunwood Road connecting to the existing water main at both locations. The water main extension
is labeled public water main. We agree that the water main be dedicated and owned by the
Village. This will allow for the Village to provide maintenance of the water main to insure the
valves are exercised and hydrants flushed. Easements for the water main will need to be written
and granted to the Village.
2. The sanitary sewer is proposed to be a private interceptor main, exact connection point to be
determined depending on capacity of existing system.
3. Location of Building C sewer and water laterals should be shown.
4. The catch basins at the underground parking access point need to be pumped to the storm
sewer.
5. All onsite stormwater flow will need to be directed to the stormwater management basins.
Specifically noted is the area behind buildings C and D.
Traffic Analysis
We have reviewed the Ayres Associates, March 20, 2017, memo regarding Dunwood Crossing Traffic
Impact.
Because the school has been closed for 25 years, we disagree with the traffic comparison to the former
Dunwood Elementary School. To proceed with the final engineering design, we recommend the following
additional items should be analyzed:
1. Collect peak hour turning movement counts at North Port Washington Road and West Dunwood
Road.
2. Trip generation and distribution for the development. This should include distribution at all
proposed driveways.
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3. 2017 existing conditions analysis for North Port Washington Road and West Dunwood Road.
4. 2017 existing conditions plus development traffic analysis for North Port Washington and West
Dunwood Road and all proposed development driveways.
5. 2037 existing conditions analysis for North Port Washington Road and West Dunwood Road
(forecast should be based on historical count data).
6. 2037 existing conditions plus development traffic analysis for North Port Washington Road and
West Dunwood Road and all proposed development driveways (forecast should be based on
historical count data).
7. 5 year safety analysis for North Port Washinton Road and West Dunwood Road.
8. Site distance checks for proposed driveways. Roadway appears flat and low speed, but there are
some horizontal curves that should be considered when selecting driveway locations.
9. Recommendations for the driveway configurations as well as the configuration of North Port
Washington Road and West Dunwood Road based on the above analysis.
10. Document summarizing the above analysis and recommendations.
Overall, the Conceptual submittal addresses many of the engineering concerns that a development of this
size may present. Additional detail will be required for future final engineering submittal, but on a
conceptual level we believe the engineering is on the right track.
Please feel free to contact me with any questions or comments.
Sincerely,
SHORT ELLIOTT HENDRICKSON INC.

Michael Court, PE
Senior Professional Engineer
jw
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