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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
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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
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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.
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Multifamily

DEVELOPMENT OVERIVEW

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.
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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.
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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.
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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
10

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

13

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
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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.
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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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