Gwinnett Place CID

Research Findings
1. Indianapolis, IN – Lafayette Square Mall

Link to Development Plan:  

http://www.lafayettesquareareacoalition.org/link_30_2717703502.pdf 
Timeline

Sep 27, 2003 - ... ... revitalization part of his campaign for mayor four years ago said he plans to propose a similar revitalization effort near Lafayette Square Mall next week ... Highlights of Mayor Bart Peterson's plan to revitalize the Eastside. * Tax breaks would be granted for at least five years ... 
From Mayor envisions Eastside recovery - Related web pages
pqasb.pqarchiver.com/indystar/access ...

Apr 26, 2004 - Complex ownership issues aren’t the only challenge facing potential redevelopers of property in the 1054acre CRED district around Lafayette Square Mall which could take effect as soon as this summer Demographics have changed retail experts said and the people with the most buying power ... From City closes in on district to revitalize NW side: Hurdles may be more … 
goliath.ecnext.com/premium/0199/0199-94865.html

May 29, 2004 - Eskenazi's son David said the new center fits well with the city's desire to revitalize the Westside retail corridor It will attract more ... will present plans today for its new cultural and business resource center during a celebration from 3 to 11 pm at Lafayette Square Mall ... 
From New center to nurture Hispanics - 
pqasb.pqarchiver.com/indystar/access ...
Feb 13, 2006 - Lafayette Square Mall on the city's northwest side has all the marks of a decaying urban mall Most major national retailers have fled a ... say the company is involved with community business groups focused on ways to revitalize the struggling retail corridor It's also unlike Simon to ... 
From Indianapolis Business Journal : Urban malls improvise - <br>Lafayette … - 
docs.newsbank.com/g/GooglePM/IBJB/lib00995 ...

Feb 19, 2007 - INDIANAPOLIS -- Wal-Mart on Monday said it will place a new store near Lafayette Square Mall and use it to help other businesses in the area develop. The new store is one of nine that Wal-Mart is building in areas of the US that need economic revitalization, the company said. ... 
From Wal-Mart: New Store Aims To Revitalize Part Of Indy - Indiana News Story … 
www.theindychannel.com/news/11051897/detail.html
Jan 18, 2008 - The new owner of Lafayette Square Mall says it wants to try both conventional and out of the box approaches to revitalize the Northwestside mall. One change in the works is a family entertainment center planned for space once occupied by a Lazarus department store It could include ... 
From New Lafayette Square: lights, shrubs, rock wall? - 
pqasb.pqarchiver.com/indystar/access ...

Apr 26, 2008 - We are very excited the new owner has come in and taken steps to move forward and revitalize the mall said Stephanie Quick assistant ... Plans for the upgrade to Lafayette Square Mall will be outlined Tuesday at a meeting of the Lafayette Square Area Coalition The meeting starts at 530 ... 
From $12M mall upgrade in works - 
pqasb.pqarchiver.com/indystar/access ...

Sep 20, 2008 - INDIANAPOLIS Three new retailers are planned for Lafayette Square Mall as new owners try to revitalize the struggling property. Ashkenazy Acquisition Corp said Saturday that Shoppers World a family department store chain with stores primarily in the northeast will fill an anchor ... 
From 3 New Stores Coming To Struggling Mall - Indiana News Story - WRTV … - 
www.theindychannel.com/news/17520935/detail.html
Dec 12, 2008 - The 75000 square foot park at Lafayette Square Mall opened to the public Friday. "We have bumper cars and go-karts, laser tag, we have 40-seat virtual theater, ... We are really focusing on a family friendly environment to bring the shoppers back to Lafayette Square Mall. ... 
From Indoor theme park could help revitalize the west side - 13 WTHR - Related web pages
www.wthr.com/Global/story.asp?S=9509502
Jan 12, 2009 - Sears and Macy's are bailing from Lafayette Square Mall a shopping center that has continued to struggle in spite of its owner's moves to revitalize it. Sue Eckert said she has been shopping at the mall for many years but she remembers it a lot differently than it is now 6News Sarah ... 
From Customers Concerned About Mall's Future - Indiana News Story - WRTV … - Related web pages
www.theindychannel.com/news/18460548/detail.html
Oct 8, 2009 - Lafayette Square Mall management hopes plans to spruce up the mall's exterior and improve security will help bring back customers and businesses ... hard hit by retail bigbox stores leaving she said This is a way to bring business back into the area and revitalize the area as a whole ... 
From Upgrades planned at Lafayette Square - Related web pages
pqasb.pqarchiver.com/indystar/access ...

Aug 12, 2010 - Called A World of Difference the parade will be from 10 am to noon Saturday at Lafayette Square Mall 3919 Lafayette Road Organizers decided ... That event also will be Saturday at the newly opened The Venue at Pike Plaza and Lafayette roads just north of Lafayette Square Mall after ... 
From Parade to celebrate cultures - Related web pages
pqasb.pqarchiver.com/indystar/access
Sep 9, 2010 -  ... south of Lafayette Square Mall The building also houses the Marion County Division of Family and Children and other social services offices ... We’ve worked so hard over five years to create a land use plan that's really going to work to revitalize this neighborhood Donner said It ... 
From Coalition rejects probation office idea - Related web pages
pqasb.pqarchiver.com/indystar/access ...

Feb 22, 2011 - The Lafayette Square Area Coalition, a multiethnic group of business and cultural leaders that formed in 2005, also received a boost in the wake of Mayor Ballard's comments. The group, named for a once-thriving enclosed mall in the city's northwest, plans to reframe the area as an ... 
From In Indianapolis, the World Comes to Eat - NYTimes.com - Related web pages
www.nytimes.com/2011/02/23/dining/23united ...

Related Articles

Indianapolis Star

Strong ethnic presence in Lafayette Square area

November 16, 2008 

By indystar | Staff 

It’s not much to look at — all parking lots and strip malls. But looks are deceiving. The Lafayette Square area, with its dozens of immigrant-owned shops where English is spoken haltingly if at all, has become Indianapolis’ most culturally diverse enclave.

That strong ethnic presence on the city’s Northwest side, local business and civic leaders say, may well be the salvation of a part of town increasingly shunned by the mainstream economy. The immigrants there are mostly Hispanic, but there also are large populations of Chinese and Indians, as well as smaller groups of Ethiopians, Vietnamese, Pakistanis and others.

This new wave of immigrants has settled there for the same reason the Irish, the Italians and the Slovenes gathered in neighborhoods in 19th century Indianapolis: cheap housing and cheap commercial space that have made their American dreams more accessible. Phemie Gaie, her husband, Gibson Garwo, and their 2-year-old daughter, Joy, who fled war-torn Liberia, pay $560 for a three-bedroom apartment. He works as a medical assistant in a hospital; she runs a small grocery stocked with African and Caribbean foods.

Margaret Williams, who is African-American, is a regular at the store, where she buys dried fish. She can’t stand the stuff, but her Liberian-born husband, Walter, craves it. “It’s from his roots,” she says, “so I make it for him.”Gaie and her husband were able to get into business with a relatively small investment. Commercial rents in the Lafayette Square area are as low as $10 a square foot, half as much as retailers pay elsewhere in the city.“It’s easier to get into business here,” says Indian-born Raju Chintala, who brings Bollywood — Indian movies — to a local movie theater and owns a motel.

Chintala and his wife, a psychiatrist, arrived in Indianapolis 12 years ago. They rented an apartment in the Lafayette Square area because an Indian community was forming there, fueled by the area’s affordability, a result of a downward slide driven by crime and white flight.

Crime remains a problem, and whites still are fleeing, their numbers having shrunk 10 percent since the millennium. The foreign-born population has risen 17 percent since then.

Hallmarks of conventional U.S. commerce have departed — the Bob Evans is gone, as is the Denny’s, the Olive Garden and the J.C. Penney store. Earlier this year, a huge Wal-Mart opened, but that gain was negated by last month’s announcement that the local Sears was closing.

A group of local business and civic leaders, including immigrants such as Chintala, have formed the Lafayette Square Area Coalition and see hope in the area’s ethnicity.

In October, by coincidence the day after Sears’ grim announcement, the coalition staged a cultural parade. More than 50 groups were represented — dancers from Japan and India, Chinese dressed like dragons, Vietnamese marching behind a banner that proclaimed “Vietnamese American Community.”

“There are over 70 languages spoken here,” said Mary Clark, the coalition’s president. “We’re trying to make sure all of Indianapolis realizes how culturally diverse we are, so you really can look at this area as a tourist destination.”

The parade grand marshal: Indianapolis Mayor Greg Ballard, who earlier this year drew some ridicule for suggesting Indianapolis create a Chinatown for itself. Such places are organic, not synthetic, experts say, but Ballard’s idea of using ethnicity as a tool for economic development has worked elsewhere.“This happened in an area of San Jose,” said Ronald Takaki, a retired professor at the University of California-Berkeley and the author of “A Larger Memory: A History of Our Diversity, With Voices,” among other books on diversity. “It was an area that was deteriorating, and now with all these (ethnic) restaurants it’s economically vibrant.”Lafayette Square gets its name from the shopping mall built near the corner of 38th Street and Lafayette Road in 1968. It was the largest mall in the state and the first to be enclosed.

Strip malls sprouted around the mall’s perimeter, as well as housing developments and apartment complexes. But other, grander malls came along, and, by the 1980s, Lafayette Square was on a downward slope. With low rents and a convenient location — just seven miles from Downtown, and with easy access to I-65 and the I-465 beltway — the area became an immigrant’s chance at the American dream.“There is a little bit of cosmopolitan atmosphere in Indianapolis after all,” says James Divita, a retired Marian College history professor who has researched the European immigrant experience in Indianapolis. Thirty years ago, long before the current wave of immigration, Divita moved into a Lafayette Square neighborhood. He now finds the historic patterns from the 19th century repeating. He describes the “wave process”: Immigrants cluster mainly because they speak the same language; then come the grocery stores and restaurants, offering food from the homeland; and later, tourists — or at least locals visiting from the mainstream.

Mainstreaming is crucial for the long-term success of ethnic businesses, says Ethel Coomber, a Liberian-born shopkeeper, because cultural ties loosen quickly. Her own children, ages 8 and 4, have developed American tastes. “I still eat rice every day,” Coomber says, “but they like mac and cheese.”On top of assimilating tastes, ethnic businesses face the same challenges other small businesses face. 

Frank – The below is from a blog posting I found on DeadMalls.com… which provides great background via a local, first-person perspective…

	DeadMalls.com 

LAFAYETTE SQUARE: INDIANAPOLIS, IN 

Kory's Commentary:
September 7, 2005 (user submitted) 

I remember Lafayette Square Mall being the place to be back in the day. When I was a child in the early 1990's, my mother would take me to Lafayette Square to go shopping. Of all the malls, Lafayette Square was the most convenient. It is located 4 miles northwest of downtown Indianapolis on Lafayette Road. I say it was convenient because we did not have a car, and Lafayette Square had convenient bus service to the mall every 15-30 minutes. Because of its convenience we were avid shoppers there. 

My memories of Lafayette Square circa 1992 are this: A large mall, with about 100 or so stores and shops. At the time, it was anchored by Sears, J.C.Penney, Lazarus, L.S.Ayres, Montgomery Ward, and G.C.Murphy. Other notable stores include Hook's drugs, restaurants like Orange Julius and Wendy's, and several kiosks. 

I have distinct memories of the mall area itself. Directly across the street was a Cub Foods. Cub was a mega supermarket chain based in the midwest. It was strategically placed across from the mall; shoppers could enjoy themselves at Lafayette Square, then head across to Cub for some groceries. Cub reached its peak around 1992 or 1993; more on Cub later. 

Anyway, also near the mall was several chain strip malls, like Lafayette Place, which had stores like Phar-Mor (which has since closed) and Venture (which also closed). There were also movie cinemas nearby, like Cinema IV-V-VI, which could only be reached by bridge behind the back of the mall parking lot. 

Sadly, the mall started its downfall in the mid-90s. First, G.C. Murphy closed around 1994. Next, the cinema just to the right of the mall's main entrance closed and was replaced by an Old Navy, which has since closed, too. Then, the Loews cinema to the north of the Sears wing closed. (There was a cinema located on Georgetown Road just north of Lafayette Square that closed sometime in the mid to late 1980's.) The cinema behind the mall parking lot parallel to I-65 closed as well. This set of a chain reaction that indicated Lafayette Square was in trouble. 

By the late 1990's, desperate attempts to revitalize the mall were in full effect. Since 1995, shoppers started heading in flocks downtown to the much, MUCH better Circle Centre mall. Many headed north to Castleton Square, a mall much larger and more prosperous than Lafayette Square. At one time, the two malls were rivals. 

A food court was added in 1997 that featured a McDonalds, Luca Pizza, Cinnabon, Wok-Right-In, Nick's Gyros, and Charley's Steakery. Also in 1997, the entrances to the mall were redesigned and the mall's interior underwent a dramatic renovation. Around 1998, Hook's Drugs (now CVS) closed and a Kittle's furniture store opened in its place. From 1998-2001, the mall actually did well again. 

Then, in 2001, the Cub Foods located across from the mall closed suddenly due to slowing sales. A Hardees restaurant located next to the supermarket closed. Meanwhile, 4 blocks south on Lafayette Road, the K-Mart which occupied the former Venture space was remodeled into a Super K-Mart. Nine months later, not surprisingly, it closed. Waccamaw, which occupied the Murphy store, closed. The mall itself became a haven for urban stores as white shoppers left for much better malls like the ones named above. Blacks continued to shop at the mall, leading to all kinds of theft and robbery problems. The mall was dubbed "Lafayette Scare" due to all the thefts and robberies. In 2003, Lazarus closed its doors, followed by J.C.Penney, longtime mall anchor since it opened in 1968. MCL Cafeteria, a longtime mall tenant, closed its doors. 

So what helped hurt Lafayette Square? The influx of more urban shoppers, as well as a new downtown mall, considered by many to be the best in America. Sales across the entire region that slowed through the 1990's. Even though Lafayette Square is still near capacity in terms of its tenants and shoppers, the mall is destined to a fate similar to that of Eastgate. Unlike Lafayette Square, Washington Square and Glendale were both dying malls in the late 1990's that re-emerged from the dead. Even today, Glendale, Washington Square, and Lafayette Square still do not have half the shoppers they had in the 1980's, and so, they are destined for plywood. 

Jason Wainman's Commentary:
September 4, 2003 (user submitted) 

This was one of the first malls Indianapolis had that was enclosed. Built in 1968, Lafayette Square was originally anchored by Sears, Penney's, G. C. Murphy, and Blocks. Around 1972, additions were made that would add Lazarus and L. S. Ayres to the mall. In 1986, the mall received a slight redecoration -- it was at this time that Blocks became Lazarus, and the vacant Lazarus became Wards (which would later shutter in 1997). By 1997, the mall was renovated again, and Waccamaw came into the space that G. C. Murphy once occupied when the store closed in late 1993 -- a food court was also added to get the mall going again. 

1998 was to be the last few years the mall would remain strong. The newest addition, Burlington Coat Factory, moved into the first level of what was once Wards, and Waccamaw would move out in 2000, which was when the mall started to decay financially. 

As I said before, 2000 was when the mall began to experience trouble. Waccamaw went out of business, and a smaller chain filled the space one year later. It was also around this time that a crime problem began to develop at the mall -- enhanced by the closure of the General Cinemas Theatres in 1998 and the Loews Theatres in 2001. 

2002 was when signs of the mall decaying became evident. While the mall is still at 80..90% capacity, I fear that once Penney's is gone, it will only be a matter of time before this mall ends up like most of the malls featured on the deadmalls.com website. 

Further complicating matters is the recent closure of MCL Cafeteria (they decided not to renew their lease at the mall), Lazarus (the merger with Macy's was probably the main reason why the store at Lafayette Square closed), the Video Arcade (not something you want to have happen when there is a mall with lots of kids around!), and of course Penney's, which as of this writing, will close around 31-Dec 2003. Rumors persist that a Penney's, opening in an open-air shopping center planned for Plainfield, Indiana, is the reason that Lafayette Square is losing its Penney's store, which I'm surprised lasted this long without much renovation (the lone exception being the flooring tiles on the first level) since the store opened in 1968. 

Originally, I thought that Washington Square and Eastgate Mall (now being changed into a flea market mall now) were going to share the same fate, but I learned Washington Square was going to have a second life when Target moved in around October 1999, and Burlington Coat Factory is scheduled to open November 2003, and rumors persist that Dick's Sporting Goods may open where Lazarus once stood when that store closed in 2002 -- unlike Lafayette Square, Washington Square Mall still has a chance. 

Basically, my point is that the owners of this mall are trying desperately to keep it afloat, but given the current scenario, I have a feeling that if the mall's problems aren't turned around rather quickly, I look for the mall to shutter sometime around 2005. 

The area around the mall itself needs some economic stimulus, since it appears the malls troubles may be spreading to areas just around the mall -- the Super K-Mart being a good example, was closed just eight months after it had been expanded. 

Right now, it's just a game of "wait and see"... 

Matt's Commentary:
September 4, 2003 (user submitted) 

Dubbed Lafayette Scare by locals, this mall is known for shootings, theft, and crime scares. It was recently renovated and reopened about 5 years ago to mark its legacy as the first indoor mall in Indiana. This still hasn't made it that desirable. Formerly anchored by JCPenney, Sears, Wards, L. S. Ayres, and Lazarus, only Sears and L. S. Ayres remain. Burlington Coat Factory took the Wards space. A good mall to profile that features both old and new but in a crime atmosphere. 


# # #

2. Culver City, CA – Fox Hills Mall
Culver City Redevelopment Plan (pdf) 

http://www.culvercity.org/Services/~/media/Files/Redev/RedevelopmentPlan/CulverCityRedevelopmentPlan2005.ashx
Timeline

1975 – Fox Hills Mall, Southern California's first three-level enclosed regional shopping center, has opened in Culver City, forming the commercial hub of a 306-acre urban redevelopment project.
...Opened in October 1975, Fox Hills Mall was the first 3-level mall in California. The Mall opened with three anchor tenants: JC Penney, The Broadway and May Co., and nearly 92% initial occupancy. Notable elements of its original design were a glass-and-steel "theme" staircase in the center of the mall, as well as the angled bridges which connected the multiple levels.

1986 - In a move managers of the Fox Hills Mall said will help them compete with the newer "state of the art" shopping centers on the Westside, the Culver City council has gives initial approval to a proposal allowing trade shows and promotion campaigns to operate in the city … 

1990 -  … However, its suburban-mall  layout, with a vast parking lot, has been a hit with shoppers who don't want to spend as much time looking for a parking space as they will in the stores …
1991 - Barbara Wesson the organizer of the Artists Salute to Black History Month Exhibition pulled the show from its traditional location at the Fox Hills Mall in Culver City after she was unable to reach an agreement with officials of that mall on space for next year's 10thanniversary ...
1992 - Now, however, Fox Hills contains the big Fox Hills Mall, a large office development called Corporate Pointe and about 5000 residents …

1995 - … Battle Heats Up Over Development: The 25,000 square feet of commercial development in the project is insufficient, she said, adding: "We are tired of going to Fox Hills Mall" near Culver City. Riordan's unusual veto last month cranked up the emotional debate on a project that has split the city's African American ...
1998 - … The sale of the shopping centers--which include Fox Hills Mall in Culver City and Horton Plaza in San Diego--to Westfield and Rouse Co. marks a major exit by Canada's largest real estate company from the US retail sector.

1998 - Officers saw the drive-by shooting in which a man died and gave chase, but with only handguns to defend themselves, were out matched by the two gunmen out side Fox Hills Mall yesterday.

1999 - As one might imagine, Westfield Fox Hills is looking rather dated these days and in need of a more contemporary look.
2000 – "The Knife Fight" -- security camera tape from the Fox Hills Mall, Culver City, CA. Seen from above and behind all six people involved, the incident took place in May, 2000, after closing hours, on Memorial Day.

2001 - Officer Brian Brown, 27, was trying to capture two men who had just fatally shot 18-year-old Gerardo Sernas, when one of them jumped out of a car at the Fox Hills Mall in Culver City and shot the policeman. That man was shot to death at the scene by police. ... 

2005 - For those of you who have never been to the Fox Hills Mall which is just on the border of Culver City and Inglewood you must understand that it is about as urban as a mall can get Tre worked here in the film Boyz in tha Hood Three years ago a gang fight broke out on the roof and six ...
2005 - KJLH morning host Adai Lamar will electrify the crowd at Ashley Stewart's Grand Opening Celebration at Fox Hills Mall, in Culver City on Saturday, October 8. This celebration marks Ashley Stewart's second store opening in California this year;
2006 - The superstar guard also will take part in a midnight launch party for the public at Fox Hills Mall in Culver City tonight.

2009 - With new stores on the way and boasting celebrity visits on a weekly basis with Millions of Milkshakes, the shopping center serves approximately 10 million people each year and underwent a $170 million facelift in January 2009. The busy general manager caught ...Chuck Martinez is the general manager of Westfield Culver City, formerly known as Fox Hills Mall to the locals.
2009 - Located in one of Los Angeles' most dynamic communities, Westfield's Fox Hills Mall is a breathtaking $180 million transformation. On October 8, 2009, the new Fox Hills Mall opened with a reenergized merchandising mix, including Target, Best Buy, and Forever 21 as new anchors.
Related Articles

Los Angeles Times 

FOX HILLS MALL OPENS IN CULVER CITY Center Forms Commercial Hub of 306-Acre Urban Redevelopment Project 
Oct 5, 1975 

By DICK TURPIN 

Start Page: G12A Pages: 1 Section: PART VII Text Word Count: 533 Abstract 

Los Angeles Times 
The State; Cultivating Culver City; The town's become hip -- for some, tragically so 
Apr 7, 2008 

Author: Martha Groves 

Start Page: A.1 Section: Main News; Part A; Metro Desk Text Word Count: 1422
 Abstract (Document Summary) 

"What's been happening in Culver City is an enormous amount of development," said Judith Miller, a resident battling a developer's plan for 26 condos and office space with below-ground parking next to her Spanish colonial revival house, a city-designated landmark near City Hall …

Los Angeles Times 

Culver City shopping gets major makeover; Today, the city plans to formally unveil the revamped Fox Hills Mall -- now named Westfield Culver City.

Oct 8, 2009 
Abstract (Document Summary) [image: image1]
Even as Culver City's downtown has evolved into a vibrant hangout with bustling theaters and restaurants, the commercial district in the town's southern Fox Hills area has remained a gritty mix of offices, mini-malls, tire outlets, pizza joints and an occasional erotica shop, all in the shadow of a tangle of freeways…

KABC – TV (Los Angeles)
Oct.  8, 2009 LOS ANGELES  -- It may be a slow economy but that didn't stopping the grand opening of the Westfield Culver City Shopping Center on Thursday. 

A 19-month and $180 million renovation has turned the old Fox Hills Mall into a modern-day shopping spectacular. 

The anticipation was palpable among prospective shoppers in the area. 

"I know I'm going to shop at that new mall," said Tiffany Iyazmin Harris. "They have a lot of stores -- Coach and all that -- so I'm excited." 

Culver City resident Kendell Tomlin shared in the excitement. 

"I'm loving it up in there man, it's nice, I went in there to get one thing and I come out with two bags, so you see how spending goes," said Tomlin. 

It is bad timing for the opening of the new shopping center, as unemployment hits an all time high and many consumers tighten their belts. 

Getting people to spend is only one of the challenges the mall faces, the shopping center needs to find new tenants to rent vacant commercial space. 

An empty, gone-out-of-business, Circuit City sitting across the street from the new mall serves as a sobering reminder of the current economic reality. 

But those with the new shopping center are optimistic about what their location will do for their bottom line. 

Zanne Auger-Daniels, spokeswoman for the Westfield Culver City Shopping Center, said the mall was almost 90 percent leased, even before it opened its doors. 

The mall has two new additions that serve as anchor stores, a Target and a Best Buy, which are expected to bring more foot traffic to the entire mall. 

"I'll be here a little bit more, especially if they put Best Buy in here. So that's cool, that's local. You know we love electronics, so I'll be spending," said Tomlin. 

The excitement of shoppers and an improvement in retail sales in September are lending to the optimism of economic and retail experts, who say sales are proving better than expected and may usher in a positive holiday shopping season. 

Culver City Patch – One Square Mile section (Eight Reporters Cover a Patch of Culver City)
 The Two Faces of Fox Hills:  Can the renovated Westfield Culver City mall shed its predecessor’s dicey reputation?
Sept. 8, 2010
Categorized as Crime
By Massiel Bobadilla & Shotgun Spratling
Is it the location in town with the shady past, where rumors of gang shootouts mix with cautionary whispers? Or is Westfield Culver City–formerly the Fox Hills Mall—the glittering, family-friendly behemoth that plays host to giggling children and urban trendsetters?

“It’s both, actually,” according to Jennifer Dionne Henry, a Culver City nursing assistant. “I’ve been coming here for more than 30 years. I loved it when it was Fox Hills, but I’m glad they updated it.”

Westfield Culver City lies at the southernmost end of Culver City, tucked between Westchester to the south, and the bustle of the 405 freeway to the west. Before its $180-million renovation in 2009, which added such shops as a Coach women’s accessory boutique and a Disney Store, the mall was largely dismissed as being a hyper-local hangout for lower-income residents.

Many online forums, even a Westfield Culver City Facebook page, chronicle an ongoing debate on the mall’s true character. Locals rise to defend the shopping center. “Love the new look of the mall!” gushed Tambusi S. Green.

Compared with places like the Grove, Westside Pavilion or Century City, the Westfield Culver City mall is the poster child for ethnic diversity. Predominantly black and Latino, the demographics in the square mile around the mall don’t necessarily mirror those of Culver City as a whole.

Inside the mall, life appears comfortably ordinary.

On a Saturday afternoon, a mother and grandmother sit in the food court to fawn over the family’s newest addition. Young boys jockey for free sushi samples before running off to join their parents. Throngs of teenage girls walk the mall’s crisscrossing hallways as if they’re walking the runway.

With images like these, one can’t help but wonder why Westfield can’t seem to shed Fox Hills Mall’s bad reputation.

Yet this question can’t realistically be answered without addressing issues of race and class.

Crime–for better or worse—has fused itself in the public perception of Fox Hills. This perception lingers in online forums, such as city-data.com: “Since when is Fox Hills not a gang territory?” asked one skeptical poster. “Have you been to the area?” shot back another.

As we embark on covering the issues of crime and police-community relations in the Westfield Culver City square mile, here are some questions we want to consider going forward: Has crime decreased since the renovation? Are the new, high-end stores trying to wash away parts of Fox Hills Mall’s past? Were the old mall goers displaced when Westfield moved in? And how is the neighborhood around the mall responding?

Stories that combine both elements will be the most effective in portraying Fox Hills and Westfield Culver City accurately.

In the long run, our goal with this beat will be to uncover—as best as possible—the root of Fox Hills Mall’s lingering bad reputation, and contrast it with the reality of the neighborhood.

“It all depends on what you mean by ‘bad,’ ” Westfield concierge Justin Mason said about the old mall. “There were a few fights here and there, but it was the really low revenue that was making this place so run-down.

“After the renovation, things started to pick up and it just got new life. The way you see it now–where parents bring their little kids—this is how it always is.”

Culver City Patch – One Square Mile section (Eight Reporters Cover a Patch of Culver City)
The Haves and Have Nots at Westfield Culver City

9/13/10 • Categorized as Business
By Christine Trang and Benjamin Gottlieb
For anyone driving southbound on I-405 toward LAX, the sight of the newly renovated open air Westfield Culver City mall defines the view of Fox Hills from the highway, serving as a constant reminder of the neighborhood’s shift to a more mainstream consumer culture.

It has been just about a year since the Westfield Group invested $180 million to burnish the 130-store Westfield mall’s image as a luxury must-see, must-go destination and give it a hip, stylish new look that reflects the recent renaissance in the trendy neighborhood.

The makeover included plenty of amenities like an eco-friendly waterless carwash, cafe-style dining, family-friendly lounges, and even Family Play Days full of fun events for parents and children. Public art adorns the mall, too.

Much was at stake with the facelift, since the mall generates roughly 20 percent of the sales tax for all of Culver City, Julie Lugo Cerra of the Culver City Archives said.

The west-wing of the mall now sports completely revamped storefronts showcasing 40 new shops, including luxury brands like Coach, consumer electronics giant Best Buy and a 155,000 square foot Target. The rest of the mall received minor upgrades.

Customers strolling through the mall also have other new shopping choices, including an array of boutique kiosks selling their unusual, often-one-of-a-kind wares. Magic Touch employee Ashley Briggs, who works a booth at the west end of the Westfield/Culver City mall, said that she notices the stratification of the mall’s shops when she enters the mall from Macy’s at the mall’s core.

“You can see a definite divide in the mall between old and new,” Briggs said. “All of the new shops on this side [like Target and Best Buy] attract a different crowd.”

The divide is also visible inside the stores. While lines of shoppers crowd in the mall’s Target and Best Buy, older businesses on the mall’s eastern side, like Silhouette, post sale signs daily.

Considered the Culver City epicenter for big business, the Fox Hills neighborhood, where the mall is located, once was home to riding stables and gold courses. Annexed to Culver City proper in 1964, the Fox Hills area has seen a number of major construction projects in recent years, making it the area with the highest concentration of development in Culver City.

Los Angeles Wave (community newspaper)

State questions Culver City Redevelopment Agency's use of funds

Dec 8, 2010 

By LEILONI DE GRUY, Staff Writer

The Culver City Redevelopment Agency has been questioned — not investigated — by the state Senate Office of Oversight and Outcomes over how its low- to moderate income housing funds were used three years ago, city officials said Monday night.

The issue became a topic of debate while the council considered whether certain records retained by the Finance Department should be destroyed. Some residents feared that the materials sought for destruction was the city’s way of hiding pertinent information from the state about the use of housing funds, while others were concerned that the records might be needed to prove the agency’s case should the state request them.

“If you destroy these documents you’re setting yourself up for this conspiracy theory,” resident Robert Zirgulis said. “Let’s keep the documents; let’s keep the transparency.”

To satisfy the public, the council chose to table the item until after the state responds or concludes its probe.

When asked by Mayor Christopher Armenta whether there was an ongoing investigation, Community Development Director Sol Blumenfeld said, “There is not an investigation, there was a question about the use of our low- to moderate income housing funds for some of the promotional materials that are used for our housing preservation programs,” among other inquiries.

According to the report by the state Senate Office of Oversight and Outcomes, the Culver City Redevelopment Agency spent more than $2 million on planning and administrative expenses, and more than $300,000 on “other assistance” during fiscal year 2007-08.

Out of 12 redevelopment agencies audited, Culver City stands out, according to the state, because of the rate at which it describes some of its affordable housing activities, which are listed as “other assistance.” That term is a “catch-all category” created by the Department of Housing and Community Development (HCD) to represent work that does not clearly fall under categories such as new construction, subsidy and non-substantial rehabilitation.

The redevelopment agency allegedly reported 638 cases of “other assistance” out of 1,943 statewide in 2007-08, which is considered “excessive” by the Senate office.

City officials referred to state redevelopment law, which permits such classification under its nine broad categories, and said that the HCD reporting tool recognizes that redevelopment agencies are allowed to do so if the goal is to preserve, improve or increase the supply of affordable housing.

Here, the agency used low- to moderate income housing funds to hire a nonprofit to handle calls from residents regarding housing discrimination and landlord/tenant issues; a group that provides free roommate matching service for seniors in order to provide cheaper housing options; a nonprofit to operate a program that installs grab bars, hand-held showers, smoke detectors and other safety devices for low- to moderate income homes; and for rental assistance to subsidize the rent of 32 tenant households in 2007-08.

The biggest question, however, surrounds planning and administrative expenditures. While the agency is allowed to use such funds on salaries, wages and other costs related directly to the planning and execution of a project, more than $20,000 was used to hire Big Imagination Group for a public relations campaign that sought to rally public support for affordable housing.

Glen Campora, the HCD assistant deputy director for housing policy development, said in the report that “the expenditures to hire private or nonprofit entities for public relations, housing legal advice and lobbying do not appear to satisfy the statute as permissible uses of the low- and moderate income housing fund,” because they are not directly related to the creation, rehabilitation and preservation of affordable housing. 

In the redevelopment agency’s defense, Blumenfeld said Monday night that those uses were “entirely permissible” and supported the city’s long-term strategy to increase the supply of affordable housing. The city’s legal counsel agreed.

The state further contends the redevelopment agency has done little to increase affordable housing, building only four new housing units for moderate-income families over a 13-year period, despite a growth in the fund from $3.2 million to $22.1 million between 1995-96 and 2007-08. 

It was however noted in the report that the agency has done substantial rehabilitation of at least 31 low- to moderate income homes, and ‘non-substantial rehabilitation’ to 137-like households. The agency also acquired 12 units for the purpose of providing low- to moderate income housing.

A Nov. 1 letter to the state from City Manager John Nachbar was obtained by The Wave. In 13 pages, it responds to all allegations made by the senate office. 

City officials acknowledged “that despite their prior efforts to create affordable housing, they failed to satisfy the city’s Regional Housing Needs Assessment (RHNA) requirements,” said the letter. “To address this, the agency adopted a Comprehensive Housing Strategy (CHS) in 2007 that allocates the available Low-Moderate Income Fund to guarantee the creation of affordable housing units and to satisfy the city’s RHNA requirements.”

The CHS identifies potential housing sites and development costs, while allocating funds to develop 10 projects over a seven-and-a-half year period. The redevelopment agency is currently developing its first CHS project, whereby 12 affordable units will be completed in 2012 at an estimated cost of $6.3 million, and has partnered with a developer of an entitled 28 unit condominium project to create 12 additional affordable housing units on Irving Place.

Councilman Scott Malsin was not convinced that the city’s redevelopment agency had been involved in any wrongdoing and offered his own theory as to why it was being targeted by the state.

“We have been very upfront over what we have spent the money on. There is no dispute over how the money has been used. We are saying that the way the money has been used is appropriate and the state, which about the same time was taking $11 million from the redevelopment agency — never to be given back — was saying, ‘Well, you haven’t been using it correctly,’” Malsin said. “I view to some extent the state’s investigation as having been an interesting ploy to distract attention from the way they have taken money from a public agency that is doing its best to provide good service.”

City Clerk Martin Cole agreed that the city and the redevelopment agency have been forthcoming, and that it was the city that provided the state with the information they are now using against them.

“It wasn’t as if they sent auditors down here and they were looking through our papers,” Cole said. “We reported to them the uses of the agency’s money, and then they questioned the use.”

Los Angeles Times 

Urban malls on the rebound: Local in-town shopping centers are flourishing

January 23, 2011

By Roger Vincent 

At the Westfield Culver City mall, crowds of lunchtime diners fill scores of booths and tables while others line up to order meals at one of the many counters.

You can still find the mall culinary standard Hot Dog on a Stick tucked discreetly off to one side. But more urbane fare such as sushi, Vietnamese noodles and Korean chicken is the norm in the area once known as the food court. 

Now, what Westfield calls a dining terrace exemplifies the recent transformation of the mall from a place many considered downscale and dangerous to a choice destination for more than 10 million visitors last year — a nearly 90% increase from 2009.

The resurgence of Westfield Culver City also illustrates how many malls in urban settings have managed to thrive in spite of the recession, said real estate broker Richard Rizika, who specializes in retail properties. Malls are faring much better in Los Angeles County than in the nation on average, he said.

The amount of empty space in L.A. County shopping centers and large free-standing stores fell as much as 25% last year compared with 2009, he said, and rents rose almost 10%. Nationally, vacancy fell only 1% and rents went down 5%.

Many chain stores have closed outlets in remote suburban malls to focus instead on busy urban centers. Traditional malls that have had big-time makeovers have proved particularly attractive to store operators, Rizika said, pointing to Westfield Culver City and Santa Monica Place's "major repositioning" that left them nearly 100% leased.

"Malls in outlying areas are having more trouble absorbing space," said Rizika, a managing director at commercial real estate brokerage CB Richard Ellis Group.

The Culver City mall faced serious challenges, including an association with violence. When it was the Fox Hills Mall there were a few shootings on the premises, including a gang-related gun battle on the rooftop parking lot in 2000 that left two dead. The mall had a run-down, fortress-like air.

Westfield, which bought the mall in 1998, lightened its tone with glass facades, more skylights, bright paint and other moves intended to enhance a sense of openness. It was part of a larger plan to get former and potential shoppers to reconsider their impressions of the mall.

"Our challenge was that people had forgotten about this center, said Larry Green, head of West Coast development for Westfield. " And we had to convince the retail community that there was real tremendous opportunity here."

Frank – The following “Culver City In the News” headlines are from the official Culver City website: 
Los Angeles Times

01/28/2011

Sang Yoon unveils Lukshon in Culver City
Sang Yoon, the don of Father's Office, is opening Lukshon in the Helms Bakery complex in Culver City.
Angeleno Magazine

01/22/2010

Only in L.A.: Mall Art in Culver City
One of L.A.’s newest retail meccas goes mall out with a series of eye-grabbing art installations.
Los Angeles Times

01/20/2010

Samosa House East in Culver City
Delicate handling of pani puri leads to some tasty rewards at Samosa House East in Culver City.
V1 Magazine

01/18/2010

GIS Puts Culver City Sewer Maps in their Place
Because of diligent GIS work, Culver City now has an up-to-date Citywide Sewer GIS Map Book.
Los Angeles Times

01/10/2010

At Celadon Thai Kitchen, owners know what they're doing
Opened by lifelong friends Joey Tate and Santi Boonleerawath, Celadon celebrates simplicity and consistency with attention to detail.
GlobeSt.com

12/09/10

Sony Pictures Extends 328,847-SF Lease
GlobeSt.com has learned that Sony Pictures Entertainment has signed a new lease extension that will keep the studio in the Sony Pictures Plaza building through 2016.
Culver City Patch

11/20/10

Mario Lopez Makes a Milkshake for Charity
The television host attends an event at the Westfield Culver City mall to benefit the Boys & Girls Club, which helped guide him when he was younger.
Daily Candy

03/24/10

Shake, RakSa, and Roll - RakSa Wellness Center Opens
Founder Apinya Pokachaiyapat incorporates daily movement classes; a full-service spa; calming healing treatments; and an organic, macrobiotic cafe into her serene new space.
Sony Insider

01/07/10
Sony 3D Technology Center Opens At Sony Pictures Studios
Sony announced that it will open the “Sony 3D Technology Center,” located at Sony Pictures Studios in Culver City, California, to train and nurture a community of experts in the rapidly growing market of 3D entertainment.
Los Angeles Times

08/19/09

Restaurant Review: Le Saint Amour in Culver City
Thanks to two hardworking French expats for bringing us a brasserie that celebrates typical French cuisine.
Los Angeles Times

07/29/09

A new crop of school gardens
Even as state funding wilts, support for school gardens is growing.
Los Angeles Times
07/28/09
Redevelopment turns area into a foodies' haven
Once known only as an epicenter of filmmaking, the city is now a star attraction of galleries, theaters, shops and many of L.A.'s hottest restaurants.
NBC
03/03/09

Movie Fans, Here's Your In-Town Getaway: Culver Hotel
Walking in Culver City the other day we got to admiring, as we often do, the Culver Hotel.
Los Angeles Times > 12/07/08

Culver City's the spot for funky gifts
Downtown Culver City has developed into a cultural epicenter for L.A.'s booming art scene, making it a prime destination for unique holiday gift buying.
Daily Candy
11/14/08

Wood If You Could - The Wood Cafe Opens
Pluots. Peacharines. Broccoflowers. The farmers market has produced some funky combos. But none so tasty as new brek and lunch spot The Wood.
Daily Candy

07/25/08

Up In Smoke
The new KBBQ restaurant and lounge takes a more modern, less Rescue Me approach to traditional Korean cuisine.
Daily Candy

06/04/08

The Royal Treatment
Inspired by Tokyo’s trendy maid cafes, Royal/T offers eats like baked eggs with salmon, asparagus, and creme fraiche for breakfast and curry rice with chicken for lunch.
Los Angeles Magazine
06/01/08

Culver City - Insider’s Guide
" target=_blankThe past five years have seen an explosion of shops, restaurants, and galleries.
Daily Candy
05/23/08

Scrap Happy
ReDiscover wants your surplus materials. Housed in a sunny warehouse behind Smart Space in Culver City, the nonprofit community resource center recycles your old stuff into educational tools for kids.
GlobeSt.com > 05/22/08

Furniture Store Inks 40,000-SF Lease
At a time when many furniture retailers are closing stores or going out of business, Minneapolis-based Room & Board has leased 40,000 sf of retail space for a new store at the Plaza at Culver Studios at 9300 Culver Blvd.
Los Angeles Times > 04/07/08

Cultivating Culver City
" target=_blankFactories, oil derricks and houses were sprouting all over Southern California in 1913 when Harry H. Culver outlined his plan for a city midway between Los Angeles and Abbot Kinney's seaside resort.
Daily Candy > 04/04/08

Put a Cork in It
Working rich colors and smart, cozy design, the old Syngery Cafe transformed into a warm, welcoming space that’s part bar, part resto-lounge, and part intimate venue for live blues and jazz.
American Coin-Op > 02/28/08

Sip, Soak & Surf
" target=_blankHave you ever thought about making a new mark in the coin laundry world? What about combining several business ventures under one roof? About 15 years ago, while part of the corporate business world, Marion Illies had a similar idea.
New York Times > 02/27/08

Coast to Coast, Restaurants That Count
" target=_blankAll in all I visited 15 acclaimed, ambitious, promising or intriguing new restaurants from coast to coast, excluding New York City, in late January and early February.
Daily Candy > 02/12/08

Food Swing
We heard chef Akasha Richmond liked to go all the way. And once we got a load of her new ecofriendly restaurant and bakery in Culver City, we knew the rumors were true.
Los Angeles Business Journal > 01/28/08

Fame Game
Los Angeles-based fashion designer Christian Audigier launched a cultural phenomenon a few years ago when he managed to put the Von Dutch trucker hats on the heads of two celebrity teens named Justin Timberlake and Britney Spears.
Metromix Los Angeles > 12/01/07

Hoofing it: downtown Culver City
Downtown Culver City has cultivated a feeding ground so foodie-licious, another resto-explosion is on-the-verge just a few blocks away at Helms Bakery/Arts District.
Sunset Magazine > 12/01/07

Fabulous Finds in Culver City
" target=_blankUnearth distinctive items for your home in L.A.'s new cultural destination.
Los Angeles Magazine > 09/01/07

Fraîche Start
Just when Culver City seems overloaded, Jason Travi's new restaurant raises the bar.
latimes.com > 08/01/07

Culver City is Hot
" target=_blankSeven hot picks in Culver City.
Travel + Leisure > 06/01/07

Next Stop, Culver City
" target=_blankOnce a nowheresville between Beverly Hills and Venice, the backyard of MGM Studios has blossomed into L.A.'s newest design destination.
Los Angeles Times > 03/08/07

Art of the new
How a previously industrial area in Culver City morphed into the latest gallery hotspot.
The Architect's Newspaper > 02/21/07

The Birth of Cool
The power of art districts to revitalize downtrodden urban quarters has been proven time and again. Here’s a look at some of California’s newest art districts, what effect they’re having on cities, and how architects and urban planners have helped them emerge.
New York Post > 02/20/07

TRENDS: Drink up, Los Angeles
Culver City is featured in the news once again this time being featured in the travel section of the New York Post. The article highlights two of downtown Culver City’s hot spots, the wine bars Bottle Rock and newly opened Vinum Populi. "Culver is the new Melrose and Robertson" (Nino Chaddah, the sommelier of Bottle Rock)
New York Times > 01/28/07

Art and Food Turn a Nowhere Into a Somewhere
Culver City makes itself known to the Big Apple as the NY Times features the city in it's Travel section. Highlights of the article include how the city as it has been revamped to be an artist and culinary hotspot. Over a dozen art galleries have opened in the last 2 years, along with a dozen restaurants and another half dozen restaurants to open this year. 
Los Angeles Magazine > 01/01/07

First Annual Restaurant Awards
L.A. was inundated with new restaurants this year. Hotel dining rooms revamped, tired venues rejiggered, and world-class icons got in on the act. Some projects were brilliant, others preposterous. After a marathon of tasting, we whittled down a city full of newcomers to a handful of winners. Herewith, the inaugural Los Angeles Restaurant Awards…
Los Angeles Times > 05/03/06

Something's cooking
Not since Helms shut down in 1969 has Culver City been known for anything to do with food. But now, when restaurant openings in greater Los Angeles (except in Hollywood) have slowed to a trickle, Culver City is the site of a burgeoning food scene.
PC Magazine > 12/21/05

Get with the Mesh
Getting a wireless network going in a home or business is easy these days, but unwiring a busy city is a trickier proposition. When officials in Culver City, California, decided to do just that—install an always-on, free Wi-Fi network for public use—they quickly realized that problems loomed large. But so did the payoff.
Variety > 10/27/05

Culver City undergoes an extreme makeover
Helms District is now the new swank center...
New York Times > 04/03/05

A New Art Scene in Los Angeles
" target=_blankCulver City has suddenly found itself thrust onto the scene as an art district in the making.
Los Angeles Magazine > 01/01/05

The Best Restaurants
Descriptions of Los Angeles Magazines Top 8 Restaurants
# # #
3.  Corpus Christi, TX – La Palmera Mall
Case Study: La Palmera – A Model for 21st Century Mall Transformation 

(Found on Trademark Property Company website Trademark Property Company, which led the La Palmera redevelopment, is an operator, investor and developer of regional malls, outdoor retail and mixed-use properties.)

Link:  http://www.trademarkproperty.com/portfolio/case-studies/la-palmera
The business model for shopping malls has changed dramatically since the 1970s. For properties to remain economically viable and appeal to 21st century consumers, evolution is essential. Padre Staples Mall in Corpus Christi, Texas, now known as La Palmera, is a shining example of how a mall can transform into a leisure and shopping destination to suit the tastes of today’s consumers.

The mall’s revitalization began in the summer of 2008, when Trademark, in partnership with Institutional Mall Investors LLC, purchased the mall. Although Padre Staples was the dominant mall in the area, Trademark believed it could be better. The key would be creating a leisure destination that would appeal to high-income residents and tourists. Trademark was able to:

· Generate community support: Extensive research was done to understand the market, and numerous meetings were held with city officials. Trademark was able to use incremental tax revenue created by the development to finance the public improvements. 

· Gain support of anchor stores: Many promises had been made over the years to upgrade the mall, but none had come to fruition. As a result, two anchor stores were considering moving to a proposed competitive project nearby. After Trademark got involved, the two anchors not only stayed, they renovated and expanded their stores. 

· Keep the mall open during renovation: For 18 months, the mall underwent major demolition and construction but stayed open for business. Timely and accurate communication using email, online newsletters and social media channels managed expectations of shoppers, tenants and employees throughout the process. 

· Achieve LEED certification: Trademark was able to integrate most of the existing building into the new design and became the first enclosed mall in the U.S. to become pre-certified LEED-Silver Core and Shell project by the U.S. Green Building Council. 

After two years of redesign and construction, La Palmera has emerged as a model for mall revitalization projects. The grand opening in June 2010 marked the end of the 1-million-square-foot regional mall’s $50 million transformation and the beginning of its new life as a cutting-edge shopping and leisure destination and local economic development machine. Major highlights:

· A new outdoor lifestyle entrance featuring specialty shops, dining and valet 

· A new 600-seat La Palmera Cafes food court, featuring a 4,500-gallon aquarium 

· An ocean-themed Undersea Adventure children’s play area 

· 800-square-foot community room and new mall offices 

· Coffee Beanery coffee bar and 20-foot-diameter fountain in Center Court with free Wi-Fi 

· Expanded concierge located in the new West Court 

· Two sets of new restrooms in the food court and near the children’s play area 

· Dozens of new skylights and clerestory windows, allowing more natural light 

· New common area furnishings, stone accents and all new landscaping 

· All new signage and graphics indoors and out 

· Over 1,000 construction jobs and 361 new mall jobs created 

“Undertaking a project of this scale can be a daunting task,” said Trademark CEO Terry Montesi. “Our strategy was to involve the community and our entire leasing, development, finance and construction teams, many with substantial mall repositioning experience, and to use some of the most experienced and creative designers in the country. This put us on the path to success in Corpus Christi and serves as a blueprint for future projects.”

Related Articles

Corpus Christi Caller-Times

Padre Staples sold: Mall gets a new owner, new look … La Palmera set to undergo $50M in renovation work

July 18, 2008 

By Elvia Aguilar 

After 18 months of negotiation and politics, Fort-Worth based Trademark Property Co. has followed through with its plan to acquire Padre Staples Mall and will start immediately on a $50 million makeover.

On Thursday, company officials announced acquisition of the mall and confirmed that they will change its name to La Palmera. The purpose of the name change is to foster "a more romantic and resort feel," said Terry Montesi, president and CEO of Trademark Property. He would not disclose the purchase price for the property, assessed by the Nueces County Appraisal District at $64.9 million.

Montesi said the company closed on the property late last week -- a poorly kept secret in the community that he nevertheless couldn't confirm until Thursday, he said, because of a promise to former local mall owners and current tenants.

Montesi said the company will begin immediately on the $50 million transformation and renovation, scheduled to be completed in fall 2009. Trademark and partner Institutional Mall Investors have said they plan to spend $165 million to upgrade the 37-year-old mall off South Padre Island Drive at South Staples Street. The $165 million includes the purchase price, and in the future, the mall will have several phases, which may require more investment from Trademark.

"In the next 30 to 90 days, people will start to notice new benches, pots and plants and changes to our interior fixtures," Montesi said.

Plans call for transforming the main entrance into an outdoor lifestyle court with palm tree seating areas and other amenities, including outdoor access to new shops and restaurants, indoor landscaping, and a new aquatic theme for the food court with a large aquarium.

Other new features will include a children's play area, soft seating, fountains, signs and graphics, landscaping and lighting upgrades throughout the property.

Montesi said Trademark continues to be in communication with nationwide tenants who have no presence in Corpus Christi who may be interested in moving to La Palmera. He said it was too early to announce the names of prospective tenants.

Tourism draw

Montesi hopes La Palmera will become a regional, leisure shopping lifestyle center that draws people in from all over the state and northern Mexico.

"Studies the (Corpus Christi) Convention and Visitors Bureau have done show tourists from Mexico come for the beaches but would stay longer if we had more shopping options," Montesi said. "We hope La Palmera brings that to them."

The mall's staff will remain the same, with the exception of a new general manager. The mall's office will remain in its current location until a new office is built near a renovated food court area.

Fred Walters has been hired as La Palmera's general manager. He formerly worked at Santana Row in San Jose, Calif., where he served as general manager for the past 31/2 years. Santana Row includes 70 shops, 20 restaurants, nine spas and a hotel. Walters has 20 years of property management experience, including management positions with companies such as Federal Realty Investment Trust, Venetian Resort-Hotel-Casino, Forest City Commercial Management and Mandalay Resort Group.

He recently moved to Rockport and heard about Trademark's plans for the area and immediately turned in his resume, he said.

38-year history

Padre Staples Mall opened in 1970, started by Roy M. Smith and Ennis Joslin. The W.M. Bevly family became part owners two years later. Padre Staples Mall is anchored by Bealls, Dillard's, J.C. Penney and Macy's, and has 100 other specialty stores.

Gladys Smith, wife of the late Roy Smith, watched Thursday as plans for La Palmera were unveiled .

"It's bittersweet," she said. "I still remember driving by here with my husband to see how the construction was going. I will miss it."

Margo Moore, a local owner representative, pointed at a bracelet she wore in July 1970 when the mall had a ribbon-cutting.

"I wore it then and I am wearing it today," said Moore, 47, who was 9 years old at the ribbon-cutting. "I am sad because I will miss the philanthropy work in the community I was able to do through the mall, but I will stay involved in the community. We know Trademark will continue to do things for the community and that was important for us in choosing a buyer."

Moore said the Bevly and Smith families took the mall as far as they could take it, but Trademark had additional resources that could offer customers more options.

Trademark will pursue Leadership in Energy and Environmental Design certification for the facility from the U.S. Green Building Council.

"This requires specific requirements that may cost us more upfront, but tenants are requesting it more and more in the industry," Walters said. "It is part of being environmentally friendly and calls for recycled and natural materials as well as natural skylights."

Trademark also has a deal with the city to receive as much as $23 million from the increases in sales and property tax revenue expected to result from the mall improvements.

That deal resulted after city officials, commercial property landlords and the community wrestled with the concept of providing incentives for retail development. The mall's owners and Trademark officials were among a contingent that initially opposed an incentive proposal for Crosstown Commons, a proposed outdoor mall along the Crosstown Expressway extension that has not broken ground. The city resolved the conflict by implementing a retail incentive policy and reaching incentive agreements with Trademark and the Crosstown Commons developers.

Founded in 1991, Trademark has developed or acquired more than $1.3 billion worth of retail and mixed-use space. The company owns retail properties in Burleson, Dumas, The Woodlands, Dallas, North Richland Hills and Flowood, Miss., and is acquiring other properties.

RetailRemix.com

La Palmera Sets Standards for Major Mall Redevelopment 
March 8, 2011

Posted by Seth Parker

http://retailremix.com/la-palmera-major-mall-redevelopment/ 

CORPUS CHRISTI, TX – La Palmera Mall Redevelopment 

In 2008 Padre Staples Mall in Corpus Christi, Texas was in trouble. Built in the 1970’s it was tired and obsolete and loosing market share to competitors both locally and in Houston and San Antonio. The size of the failing center had additional impact on the local economy and tax base. Trademark Property Company, the Fort Worth based retail and mixed-use developer stepped in determined to not only save the mall but turn it into something special.

In partnership with Institutional Mall Investors, an institutional investment entity jointly owned by CalPERS and an affiliate of Miller Capital Advisory they purchased the 1,017,700 square foot super-regional mall in July 2008. They immediately stopped the modest renovation program put in place by the former owners and committed to a $50 million transformation. The City of Corpus Christi, recognizing the importance of the property and project to the local economy, passed a $19 million tax increment financing agreement to assist with the redevelopment. And so in June 2010 La Palmera was reborn, beginning its new life as a cutting edge shopping and leisure destination and local economic development machine.

“We took a distressed 1970s mall and have literally transformed it into something spectacular,” said La Palmera General Manager Fred Walters. “We’ve added a great mix of new tenants and dining options and numerous amenities such as free Wi-Fi, expanded Concierge service, valet parking, and community programs, all of which greatly improve the guest experience.”

The First LEED Certified Mall

Perhaps the most significant step taken in this redevelopment plan was to make La Palmera the nation’s first LEED certified mall. La Palmera’s LEED-Silver certification is the third highest level in the LEED rating system. This means that, in addition to aesthetic changes, the redevelopment design plans are meant to reduce the mall’s impact on the environment through improved water and energy efficiency, and higher indoor air quality for shoppers and tenants. The commitment to greener building practices reflects the purpose of Trademark Property Company: to be extraordinary stewards, enhance communities and enrich lives.

“We spent a great deal of time planning to make sure we were pursuing the right LEED initiatives. Those efforts allowed us to utilize much of the existing building and upgrade equipment which improved energy efficiency and reduced our footprint on the environment.” said Chris Harden, Trademark’s Director of Design & Construction. “The greatest challenge we faced during the LEED process was controlling the cost and ensuring proper documentation.” Although the company did spend more money on LEED consulting and fees, approximately $250,000, they did not end up spending more on construction costs. “We know it may cost us a little extra up front to implement ‘green’ standards within our projects, but in the long run, it is worth the effort and the right thing to do,” said Trademark Chairman – CEO Terry Montesi. “We are actively working to implement similar efforts in our entire portfolio and are proud to lead the way for this type of redevelopment.”

New and Improved 

Trademark also took the approach that La Palmera would be more than a shopping destination. Renovation highlights include a 600-seat food court with a palm court dining patio and 4,500-gallon feature aquarium, one-of-a-kind ocean-themed children’s play area, revamped Center Court featuring a coffee bar and 20-foot-diameter fountain. A new outdoor main entrance featuring new stores and restaurants, interactive pop jet fountains, valet service, and a new community room to further enhance the property. The incorporation of expanded natural lighting, as well as new tile, carpet and furniture upgrades in public seating areas throughout the mall completes the new environment.

“We maintained our commitment to this project, even when economic events would seemingly dictate otherwise,” said Montesi. “There’s virtually nothing being built right now, which has helped La Palmera garner national attention. This project, however, is an example of one that was needed and has a pulse on the community. We’re giving the area exactly what they wanted.”

Capturing Tourist Traffic

The Corpus Christi Convention and Visitors Bureau is also counting on La Palmera to be a significant magnet for tourism. “The Corpus Christi Convention and Visitors Bureau welcomes La Palmera and appreciates their support in our new campaign targeting the Rio Grande Valley and northern Mexico,” said Corpus Christi Convention and Visitors Bureau CEO Keith Arnold. “The response has been positive and powerful and a tribute to the potential the shopping center brings to our area and our 7.2 million annual visitors.”

The State of Texas continues to grow as a U.S. shopping destination with $2.3 billion in sales annually from Mexican Nationals. La Palmera now provides the first Tax Refund Visitor Center in the Coastal Bend region. The venture, in partnership with TaxFree Shopping, Ltd., caters to the international visitors coming to the Corpus Christi area processing paperwork for them to receive their purchases tax-free.

“We are blessed Trademark has invested in our city,” said Corpus Christi Mayor Joe Adame. “They have been a great partner in delivering on their promises. Their work at La Palmera is having a very positive impact on our community. It is a real community showplace that is the buzz of the region.”

Anchor Remodels and New Tenant Infusion

Out-of-the-box thinking didn’t end with environmental and conceptual innovations. Trademark immediately renegotiated leases with the Center’s anchor tenants resulting in expansion of Macy’s and remodeling of Dillard’s. JCPenney added a ‘Sephora Inside’ as well. Occupancy has gone from 78% to 92% resulting in 33 new leases as well as 38 renewals. “We worked diligently to provide just the right mix of new tenants,” said Walters. “Specialty shops such as Zumiez, Vans, Charming Charlie and the Aveda Institute Corpus Christi; upscale lines such as Coach, and Rolex being added to Reeds Jewelers; plus a variety of new food court and snack options as well as popular sit-down restaurants such as Grimaldi’s Pizzeria and P. F. Chang’s.

The mall’s new tenants, including Grimaldi’s Pizzeria, P.F. Chang’s and Ulta, have added an estimated 477 new jobs with more than 216 of those full-time along with over 1,000 construction related jobs during the redevelopment.

Dillard’s Chief Executive Officer, William Dillard, II, added, “We are truly happy with the dramatic transformation at La Palmera and we are excited to be a part of it. Trademark’s visionary achievement at La Palmera is mall revitalization done right. This premier development provides South Texas residents and visitors a unique experience in shopping, dining and entertainment.”

Trademark’s Montesi says the company will capitalize on their La Palmera success as they work to revitalize other distressed mall properties. “We will draw upon this project as we look at other mall re-positioning in the future as we believe redevelopment will be quite active in this cycle given the current supply-demand dynamics.” “We have been able to create an environment that is more than a mall: it is a leisure destination. You can shop, certainly, but you can also just come for a night out, meet a friend for coffee, bring the kids to play or take advantage of the many programs and events that we are providing for the community.”

# # #

4.  Miami, FL – MiMo District
Overview

Miami Modernist Architecture or better known as MiMo, is a style of architecture from the 1950s and 1960s that originated in Miami, Florida as a resort vernacular unique to Miami and Miami Beach. It was a popular response to the various modernist and post world war architectural movements that were taking place in other parts of the world, adding glamour, fun, and material excess to otherwise stark, minimalist, and efficient styles. Miami Modernism was heavily concentrated in Middle and Upper Miami Beach along Collins Avenue, as well as, along the Biscayne Boulevard corridor starting from around Midtown, through the Design District and into the Upper Eastside.

Today, the area along Biscayne Boulevard is the designated MiMo Biscayne Boulevard Historic District or also known as "MiMo on BiBo", for "Miami Modern on Biscayne Boulevard". MiMo Historic District runs roughly from 50th Street to 77th Street along Biscayne Boulevard, although MiMo can be found heavily in the Design District and Midtown. Many annual festivals are held to promote MiMo architecture, such as "Cinco de MiMo" a play on "Cinco de Mayo" in early May.

The umbrella term "Miami Modernism", or "MiMo" for short has only recently been coined to recognize this particular style native to Miami. The term was coined by Miami Beach resident Randall C. Robinson and interior designer Teri D'Amico. Prime examples of "MiMO" architecture include the Fontainebleau Hotel, Eden Roc, Seacoast Towers, Deauville, and Di Lido hotels by famed architect Morris Lapidus and Norman Giller's Carillon Hotel which was voted Miami Beach's "Hotel of the Year" in 1959, and the original Diplomat Hotel in Hollywood, Florida.

The MiMo Biscayne Association

The MiMo Biscayne Association is a volunteer non-profit community organization created to generate

appreciation and public awareness of the MiMo Biscayne Boulevard Historic District through education,

promotion and cultural activities for community residents, business/property owners and visitors

June 2010 Letter to Members (Provides good info. on “successes”, including events)
Dear MiMo Historic District Supporter,

It has been a fruitful year since you became a member of the MiMo Biscayne Association. Because of your generous support, The Association has

achieved many successes for the MiMo District.

Thanks to the efforts of the MiMo Biscayne Association:

· The City funded a special MiMo Theme Sidewalk Design & additional landscape throughout the MiMo District

· The City of Miami has ended outmoded codes and creating incentives for property owners to rehabilitate historic buildings.

· MBA continually works on enhancements to public parking options & changes in zoning to attract investment.

· We continue to work to expand the City’s Enterprise Zone for the entire MiMo District.

· Placemaker banners were purchased, installed and continually maintained throughout the District.

· With our support, the green market came to the Upper Eastside.

· Three successful annual Street Festivals brought 10s of thousands of people to the Boulevard. Upcoming is NOV 28th MiMo A.R.T. Boulevard Festival & 2011 MiMo Madness, MAR 2011, will bring even more new faces to the historic district.

· Local guided walking tours & lectures are featured during the winter season.

· Additional Incentives for historic properties have been implemented.

· The City of Miami gave $150,000 seed money to create a Business Improvement District (BID) for the area to work toward enhancing general services. Petition voting process ongoing for the commercial corridor of NR 62nd to 82nd Street.

· Promotions along with Brochures, a virtual magazine, a website, restaurant guide, WHERE Map, tourist destination MAP, mobile phone friendly web, e-blast & decals have been created to market and brand the MiMo Boulevard.

· Many promotional events have been created since 2008; Street Festivals, MiMoWEEN, MiMo’s Miami ART Week, ART Walk, Miami’s Expose`; the historic Coppertone Sign owned by the Association and restored by the generosity Shering-Plough Healthcare Corp. The Association is responsible for the maintenance and up keep of the sign. Your donations and membership is needed because it is the only revenue we have to run the operations of this ALL volunteer organization.

· We encourage you to be part of MiMo Biscayne Association so together we can progress to even greater heights.

Membership Levels

· Individual 50.00

· Neighbor Associations 100.00 & up

· MiMo Business 300.00

· Affiliate Business 300.00

· Sponsor 300.00

· Silver Sponsor 301.00 – 999.00

· Gold Sponsor 1,000.00 & up

Please feel free to contact us, if you have any questions and/or suggestions. Your support is VITAL and will be very much APPRECIATED.

Sincerely,

Fran Rollason, President 6/2010

Related Articles
Miami Herald
Cinco de MiMo aims to revive historic district 

May 2, 2008 
First it was Art Deco Weekend, the funky street fair that brought public attention to Miami Beach's unique but rundown Art Deco buildings and helped launch the South Beach phenomenon. Now comes Cinco de MiMo, the new little fair that hopes lightning can strike twice. The city of Miami's newest historic district, on Upper Biscayne Boulevard, has struggled for both a broad public identity and renovation of its signature but deteriorated buildings -- the funky... 


Miami Today 

MiMo, Design districts under study for business districts
Aug 9, 2007

By Risa Polansky
The Miami Modern historic district on Biscayne Boulevard and the Design District are to be among the targets of a study of areas where business-improvement districts might be established, says Marcus James, project manager for the Miami Department of Economic Development.
The study, to be conducted within three months by a yet-to-be-selected company, he said, is to analyze the areas' ability to support improvement districts.
Property owners within the boundaries of a business-improvement district vote to tax themselves to fund area improvements and market local business.
"We don't just want to arbitrarily go out and start BIDs" without information to back up a need for and the feasibility of a district, Mr. James said.
Owners in downtown Coral Gables last week voted to re-establish their district for a third five-year term.
Taking its cue from the Gables, Coconut Grove's Business Improvement Committee — formed in 2004 to transition into an official improvement district — is in the midst of applying the findings of its ongoing studies toward getting its district off the ground. 
"We are still proceeding on an inch-by-inch basis," said David Collins, executive director of the improvement committee. 
In analyzing the area, consulting firm BRV Corp. President Daniel Biederman named sanitation, security and improvement to storefronts as the Grove's most apparent needs.
Improvement districts exist, Mr. James said, to remedy such issues.
"The benefit (to property owners) is being able to take more ownership, being more responsible for what happens in their district," he said. District revenues "fill the gaps between what's needed and what the city can provide."
Mr. Biederman has drafted rough boundaries for the proposed Coconut Grove district, Mr. Collins said, and plans to take that and other suggestions, such as a taxation method, to area property owners for input before completing plans and announcing them publicly.
"The first step has to be forums with property owners," Mr. Collins said. "I don't want to give people room to think decisions are being made without the consent of owners."
Also exploring establishing an improvement district is the Downtown Development Authority, targeting Flagler Street.
The authority itself is funded through a tax on downtown properties, but added improvement district taxes could go toward further supplementing services, said Mark Spanioli, senior manager of capital improvements and development.
To introduce the concept, the authority has begun providing a beefed-up downtown cleaning crew and plans also to introduce a team of ambassadors to enhance both safety and customer service.
"What we're providing is a starting point," Mr. Spanioli said. An improvement district "would take over those services and supplement and grow them."
Authority officials plan to survey Flagler Street property owners at the end of the year to gauge their interest.
The MiMo Biscayne Association is considering establishing a self-taxing district within its boundaries, the Miami Modern historic district, Biscayne Boulevard from Northeast 50th to 77th streets.
"We're trying to learn about it," said Fran Rollason, association president. "I think it's the wave of the future."
Mr. Collins agrees.
"I think a year from now, you're going to see a BID here in Coconut Grove," he said. "I think you're going to see a BID on Flagler Street downtown. I think you're going to see a BID on MiMo." 
He hopes to see an association of four to five local improvement districts in the next 18 months, he said, as "there are real possibilities here in Miami."

# # #
5.  MALLS INTO MAINSTREETS: an in-depth guide to transforming dead malls into communities
A report by the Congress for the New Urbanism in cooperation with the United Stated Environmental Protection Agency

Document Link: http://www.mrsc.org/artdocmisc/CNUmallsmainstreets.pdf 
Case Studies included in this 67-page Guide:

1. Pasadena, CA – Paseo Colorado (Historic street grid reestablished. Old mall retrofitted so storefronts face revived streets, rather than internal corridors.)
2. Long Beach CA – CityPlace (An urban mall revitalization project within the city’s core, CityPlace is a 12-acre project with retail, hotel, and housing that breaks up the earlier mall’s superblock and re-establishes the traditional street grid.)
3. Lakewood, CO – Belmar (Mixed-use development with retail, office, multi-family housing, and for-sale residential units. Housing includes live–work, townhouses, apartments, and condominiums. Adjacent to new light rail station)
4. Park Forest, IL – Downtown Park Forest (A suburban mall revitalization project in Chicago’s southern metropolitan area, Downtown Park Forest is a 48-acre project with Village Hall, independent- and assisted-living facilities, retail, office, and cultural center that create a central downtown.)
5. Boca Raton, FL – Mizner Park (Mixed-use, multi-story development anchored by arts museum and central civic plaza.)
6. Winter Park, FL – Winter Park Village (Long-term, phased mixed-use main street -development including housing and generous civic space.)
# # # 
Other findings … not “success stories” but I thought it couldn’t hurt to include them …

6.  Irondequoit, NY – Medley Centre Mall
Medley Centre (with a forthcoming name change to "LakeRidge Centre") is a mostly vacant shopping mall in Irondequoit, New York near Rochester. The mall opened in 1990 as Irondequoit Mall, but early success gave way to dwindling patronage in the face of competition and a perception that crime was common. 

Developer Adam Bersin of Bersin Properties LLC attempted to resurrect the mall with its new name, but his efforts also failed. The mall then was sold to SRC Development Corp, an offshoot of The Pyramid Companies, which intends to renovate and expand the mall into a mixed-use facility, with residences, a hotel, and a movie theater in addition to retail space. 

On November 16, 2009, a forthcoming name change was announced, replacing "Medley" with "LakeRidge". With all stores now closed except for anchor stores Macy's and Sears, the mall is effectively dead, awaiting the start of redevelopment.

History

In 1990, Wilmorite Properties. opened the Irondequoit Mall, a two floor shopping mall with three anchors: Sears, JC Penney, and Kaufmann's. In 1993, McCurdy's was added, which later became Bon-Ton. The mall did very well at first, with a variety of smaller, specialty stores unavailable elsewhere in the area. It started to decline in 1995, when 2 malls nearby, Greece Towne Mall and Long Ridge Mall, joined to become The Mall at Greece Ridge, and another area mall, Eastview Mall, expanded. The mall was also beset by the perception that it was prone to crime.

In 2003, JC Penney closed, and approximately 80 percent of the mall's non-anchor retail space was vacant. In 2005, Wilmorite sold the mall to Bersin Properties LLC, headed by Adam Bersin, and the name of the mall changed to Medley Centre. Also in 2005, the mall got a new anchor, Steve & Barry's. In 2006 the mall got 2 new anchors: Macy's (replaced Kaufmanns), and Target (in an exterior location). New stores started to open in the mall, and an indoor playground for children served as a drawing card. This brief success, though, was short-lived.

It was announced on April 10, 2007 that Scott R. Congel, a former principal with The Pyramid Companies of Syracuse and current owner of SRC Development Corp., would purchase Bersin Properties LLC as a subsidiary for an undisclosed sum. Adam Bersin remained temporarily to manage the property. Bersin has since ceased association with the venture, but his surname remains in the Bersin Properties LLC name. The sale triggered speculation that the half-empty mall may be developed into a mixed use property. 

On May 13, 2008 Steve & Barry's announced that they would close their Medley Centre store by May 25 to move it to a new location at the West Gates Shopping Center; shortly thereafter the entire Steve & Barry's chain went out of business.

It was also learned by numerous members of the local media that the mall had filed with the Monroe County Clerks Office a 66,000-square-foot (6,100 m2) lease agreement with Regal Entertainment Group for a first floor cinema complex, which again triggered speculation on what the future holds for the property.

Current plans involve extensive redevelopment of the property into a mixed-use facility including a large hotel, condominiums, a movie theater, and office space, in addition to retail and restaurant space. Pursuant to that, all of the stores remaining in the mall, except for Sears and Macy's, closed in early January 2009.

On March 17, 2009, Bersin Properties LLC received final approval from COMIDA (County of Monroe Industrial Development Agency) of a PILOT (Payment in Lieu of Taxes) agreement that, in the previous week, received the required consent form both the Town of Irondequoit and the East Irondequoit Central School District (the school district in which the property is located).

With the PILOT agreement approved, the redevelopment project is now able to move forward from legal and regulatory perspectives. However, the slowdown in the economy has made obtaining final financing a major difficulty for SRC Development; thus, as of autumn 2009, the project has not yet begun.

In April, 2010, a local newspaper reported that Scott Congel had met with Irondequoit's new Supervisor, Mary Joyce D’Aurizio. "The developer is just repositioning some of the tenants in an effort to reduce remodeling costs," said D'Aurizio in the news article. "“The project has not been reduced in scope...he left no doubt that he’s definitely moving forward with his plans.” 

Current anchors

· Macy's – Opened 1990 as Kaufmann's, became Macy's in 2006. 

· Sears – Opened 1990. 

Former anchors

· Bon Ton – Opened 1993 as McCurdy's, closed in 1994, became Bon-Ton in 1995. Closed in May 2007. 

· JCPenney – Opened 1990, Closed 2003, became Steve & Barry's on upper level in 2005 
· Kaufmann's – Opened 1990, Became Macy's in 2006. 

· McCurdy's – opened 1993, closed 1994, became Bon-Ton in 1995. 

· Steve and Barry's – Opened 2005 in upper level of former JC Penney. Closed 2008 

References
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Related Articles 

Rochester Democrat and Chronicle 

Brighter days at Medley? 

Apr 15, 2007

Abstract (Document Summary) 

Darkened storefronts, many with the store name and logo still displayed, provide a partial directory of the businesses that once called the mall home. Another example of a destination retailer is Bass Pro Shops, the national sporting goods and outdoors company, which typically draws shoppers from 100 miles away. 

Rochester Democrat and Chronicle 

Next step in Medley plan 

Dec 28, 2008

Abstract (Document Summary) 

According to paperwork filed with COMIDA, Medley Centre would initially be operated by Bersin Properties, a subsidiary of Congel's company, and COMIDA would acquire an interest in the facility and lease it to the company. A cost-benefit analysis filed by Congel's company indicates the project would generate, over a 10-year period, $82 million in sales tax and income tax revenue, Seil said, while requested benefits total about $8.5 million ($6.4 million in sales-tax exemptions and $2.1 million in mortgage-tax exemptions). 
Rochester Democrat and Chronicle

COMIDA considers Medley plan

Dec 30, 2008

Abstract (Document Summary) 

To pull off the $260 million plan, the developer is asking the County of Monroe Industrial Development Agency for tax breaks totaling $8.5 million, consisting of $6.4 million in sales tax exemptions and $2.1 million in mortgage tax exemptions, according to COMIDA executive director Judy Seil. 

Rochester Democrat and Chronicle

Mixed-use at Medley Centre? 
Dec 31, 2008
Abstract (Document Summary) 

[...] the mixed-use project isn't even considered to be a retail development, said Gregory W. Lane, the project's attorney, who added that the new Medley Centre was based on similar mixed-use properties across the nation. 

Rochester Democrat and Chronicle 

Medley fans mull future after closing

Jan 22, 2009
Abstract (Document Summary) 

The areas that filled Medley Centre's interior are making way for developer Scott R. Congel's proposed plans to transform the mall property into a multi-use complex including 330 apartments, a hotel-condominium skyscraper, retail shops, restaurants and a movie multiplex. 

Jan 27, 2010 - Work could be starting soon on the Medley Centre mall, according to Irondequoit Supervisor Mary Joyce D'Aurizio. ... Congel wants to convert the nearly empty mall into a mixed-use development that would include hotels, apartments and upscale shopping and dining. ... 
From Irondequoit supervisor says Medley Centre still on track - RocNow.com 
rocnow.com/article/local-news/20101270391

Rochester Democrat and Chronicle 

What's future hold for East Ridge Road? 

Apr 14, 2010

Abstract (Document Summary) 

The redevelopment plans for Medley Centre fits that bill, with developer Scott Congel proposing a $260 million makeover of the property that would include housing, hotels, a movie theater and upscale shopping and dining.
Jan 6, 2011 - IRONDEQUOIT The owners of the Medley Centre mall have been sued for another overdue payment this time for more than $400000 to an engineering firm. Passero Associates filed the lawsuit against Bersin Properties this week in state Supreme Court The suit claims the sole member of Bersin ... 
From Engineering firm sues Medley Centre owners | democratandchronicle. … 
www.democratandchronicle.com/article/20110106 ...
Feb 8, 2011 - The owner of Medley Centre in Irondequoit has paid Monroe County in full for delinquent 2010 taxes, the county's director of economic development said Monday . Judy Seil, the county official, said Bersin Properties wired $212314 to the county late Friday and that the county confirmed ... 
From Medley Centre owner pays back taxes | democratandchronicle.com | … - Related web pages
www.democratandchronicle.com/article/20110208 ...

# # #
7. Charlotte, NC – Eastland Mall
Overview (From Wikipedia)
Eastland Mall was a shopping mall in Charlotte, North Carolina. The center opened in 1975 as the then-largest mall in North Carolina with three anchor department stores, Belk, J.C. Penney and Ivey's, and a Sears store joined four years later. Burlington Coat Factory, the mall's final anchor, has closed, leaving all anchors vacant. The mall was owned by Glimcher Realty Trust and the City of Charlotte. Glimcher requested the mall be put into receivership due to heavy debt, and there have been reports of the mall entering foreclosure. LNR sold the interior space in the mall to Boxer Properties of Houston for $2 million. It has ceased operations as of June 30, 2010 but a new owner plans to reopen the mall by late 2011. While closed the property owner is still expected to keep the mall secure, safe and tended to as required by city ordinance. 
The Eastland Community Transit Center, a planned stop on the LYNX Rapid Transit Services Center City Corridor, is located in the parking lot at the mall.

History

Development began on a shopping center in east Charlotte in the early 1970s after seeing the success of SouthPark Mall about six miles (10 km) away. Henry Faison, the developer, recalls planning the mall with a team of only six people. In 1975, Eastland Mall opened to much fanfare as the biggest mall in North Carolina at that time (superseded shortly after by Hanes Mall). Eastland Mall had a skating rink and the first food court in North Carolina. Additionally, the mall included an outparcel convenience center with a Harris Teeter grocery store.

Throughout the late 1970s and early 1980s, Eastland was considered by many to be the finest mall in Charlotte. Miller & Rhoads joined as a junior anchor,[citation needed] and when Sears was added in 1979, the mall had four anchor stores (SouthPark only had three), but that was soon to change. SouthPark expanded and began an upscale trend, and with the opening of the mid-market Carolina Place Mall in the early 1990s a suburban retail shift was occurring. Also in the early 1990s, Ivey's became Dillard's and the store expanded, and the mall's interior was renovated and updated as well.

Demographic changes

By the late 1990s, Eastland Mall's image and physical appearance began to degrade. Adding to the retail shift in Charlotte, demographic changes and ethnic shifts to the surrounding areas have changed the retail makeup of the mall. Crime rates also increased around the mall. In late 2005 there was a shooting inside the mall near the Gourmet Gardens food court and also a shooting outside in the parking lot. Another shooting took place in 2006 near the food court. A bullet smashed one of the glass doors and one person was shot. 
Mall and city officials cite that it is "a perception of crime" that has scared patrons away as opposed to actual crime happening every day. 
Retail changes

The first original anchor store to depart the mall was J.C. Penney, which left in 2002, a few years after becoming a J.C. Penney Outlet store. In 2004, the anchor space was split up and a Burlington Coat Factory store took the upper level, while the bottom space was subdivided between a Fred's discount store and Prime Time store. Dillard's closed off one level of their store in 2005, and operated a Dillard's Outlet on the other level.

The Harris Teeter store on the periphery closed on June 26, 2006, after being in operation since 1975. The store cited underperformance as the cause for its closure; however, changing demographics and lack of investment in remodeling may have contributed to this store's demise.

Belk closed in 2007, becoming the third anchor to leave the mall. Following Belk's departure, Limited Brands closed all five of their stores inside the mall, which included Bath & Body Works, The Limited and Victoria's Secret. Fred's and Prime Time closed as well, followed by the Dillard's Outlet and movie theater in late 2008.

These retail changes have been accompanied by a degradation of the mall's physical appearance, which has deteriorated to the point that its owner, Glimcher Realty Trust, labeled the mall a "fixer-upperThe mall's deterioration has been mirrored in its surrounding area, labeled "corridors of crap" by Charlotte's then-current mayor due to its inexpensive and aging retail structures. 
On February 26, 2009 Sears Holdings Corporation announced that the Sears store at Eastland would close on May 31, another major blow to the beleaguered mall. This left the city of Charlotte without a Sears store inside its city limits., however there is one at the nearby Carolina Place Mall.

On February 27, 2010, Burlington Coat Factory, the mall's sole remaining anchor, announced that it would be departing the struggling mall on March 20 due to "ownership questions, lack of customer traffic, and weak sales." The mall no longer has any anchor stores.

Renovatus church
In October, 2009 Renovatus, a Christian church took up residence in the mall's long shuttered theater. Renovatus, which calls itself "A Church for people under renovation", hoped to help reverse the decline in fortunes of the mall and it's surrounding area, and clear Eastland of the violent, dangerous stigma that surrounds it. However, with the mall's closure, the church vacated its space.

The church has since merged with an existing congregation, Central at Little Rock Church of God. The united congregation, called Renovatus church, has permanently moved to 1209 Little Rock Rd. Charlotte, North Carolina. 
Future

One day after the announcement of Belk's departure, Eastland Mall officials announced the original movie theater showing first-run films would reopen after closing in 1996. It had reopened in the last few years but was only specializing in foreign language films and 'G' and 'PG' rated films. 
On March 8, 2007, the Urban Land Institute Advisory Council shared its recommendations: to tear the mall down and make it into a vibrant community center with mixed-use shopping and an amusement park. Full report of ULI's findings. 
The City of Charlotte had acquired an option to buy the vacant Dillard's anchor space, and rumors allege that Glimcher may walk away from the portion of the mall that it controls rather than pay an upcoming mortgage payment on the Eastland $42 million mortgage. 
In an earnings press release dated July 23, 2008, Glimcher Realty Trust announced that it "will not fund any further cash deficits at the property." The company also requested court-appointed receivership and liquidation for the property. 
In February 2009, the former Ice House ice skating rink, which had been closed the previous year, was replaced with a soccer field. For a mall that had received a brunt of negativity, this is one major positive for Eastland. Like the rest of the mall, however, the soccer field closed.

In September 2009, the mall's owner said that if the city of Charlotte did not purchase the mall, it would be shuttered. The council decided against that on November 2006. However, as of February 2010, the mall stated that it was still leasing space and does not plan to close. 
On April 16, 2010, tenants were notified that they must vacate by June 30, 2010 because a foreclosure action was filed against the mall. According to letters sent to tenants "it is understood that the lender or any other party that acquires title to Eastland Mall at foreclosure will close the mall." 
On June 28, 2010, ownership of the inner stores, parking lot and a few of the smaller outside buildings surrounding Eastland Mall were transferred to Boxer Properties according to a deed filed in the Mecklenburg County Courthouse on that date. The fate of the anchor stores,however, hang in the balance. Boxer is expected to bring in retail and small-office tenants that fit with the diverse nature of Charlotte's east side, similar to the company's redevelopment of La Gran Plaza in Fort Worth, Texas, with a planned reopening of the mall by Christmas 2011. 
Eastside Strategy Plan: http://www.eastsidepac.com/docs/eastside/eastsidestrategyplan.pdf
2003 Report -- Market Analysis for Independence Blvd. Area: http://www.eastsidepac.com/docs/indy/IndepFinalReport_012804%5B1%5D.doc 
Related Articles

New Transit Center to Help Revitalize Area Around Eastland Mall

March 3, 2006

CHARLOTTE, N.C. -- City leaders hope a new Charlotte Area Transit System Transit Center will breathe new life into a declining area of the Queen City. 

East Charlotte remains a part of town teetering between blight and hope. 

Friday morning, city leaders tossed shovels full of dirt for the ceremonial groundbreaking of a new CATS transit center on the grounds of Eastland Mall. 

Many who live nearby, such as Kyle Woudstra, believe the new project could help reverse a developing negative image of east Charlotte. 

"The perception is not where I would like it to be right now. However, it is just that -- a perception. At the end of the day, go look at the stats and everything. Life's good here," he said. 

Life has also been difficult in the past for the east Charlotte area. Two summers ago, near riots erupted among teen bus riders at Eastland. Last fall, gunfire erupted inside the mall. 

Part of the transit center design includes a manned security tower and an open air design police believe will discourage crime. 

"There's no place for people to conduct any improper or illegal activity," said Capt. Harold Medlock, Charlotte-Mecklenburg Police Department. 

The city also hopes the project will spur new development nearby. Charlotte's mayor, Pat McCrory, sees even bigger change when street car lines reach Eastland a decade from now. 

"We build around the street car with residential and retail and this will be a great place to come," he said. 

If that happens, residents hope east Charlotte could revive just as fast as it has declined. 

8.  Antioch, TN (outside of Nashville) – Hickory Hollow Mall
The following was posted on DeadMalls.com

January 6, 2010 
Hickory Hollow Mall, located in the Nashville suburb of Antioch, Tennessee, is a 1.1 million square foot enclosed shopping mall. The mall opened in 1978 with three anchor stores - Castner-Knott, Cain-Sloan and Sears - and 137 other tenants. Original retailers located in the mall included national stores such as B. Dalton Booksellers, The Gap, Kay Jewelers, Thom McAn and Hallmark as well as local and regional stores including Family Booterie, Kirkland’s and The Tennessee Coffee Company. The mall also had many family-oriented stores including a movie theater and an arcade. Hickory Hollow was the city’s fifth mall and its largest at the time. 

Hickory Hollow was designed with two complete levels and atrium-style glass and steel ceilings. The food court, called The Food Garden, was large and landscaped with multi-leveled seating and greenery. Restaurants included Chick-Fil-A, Swiss Pretzel, The Cookie Store, Swensen’s Ice Cream Factory and Tater Junction. There was a glass elevator and water features in the center court and at the Castner-Knott and Sears ends of the mall. 

In 1982, Hickory Hollow added JCPenney and 24 stores in a $10 million dollar addition. Then in 1991, the space once occupied by Cain-Sloan, a local department store which had been bought by Dillard’s, was converted into 30 smaller shops and Dillard’s built a new $25 million store, including a parking garage. The Castner-Knott store, a favorite local anchor, was purchased by Proffitt’s in 1998 and was extensively remodeled. Proffitt’s sold its Nashville stores in 1991 to Hecht’s. More mall renovations followed in 2002 and 2003, including a children’s play area and a remodeled food court. In 2006, the Hecht’s store was converted to a Macy’s. 

Also in 2006, JCPenney left the mall and relocated to an outdoor lifestyle center called Providence, 20 minutes away in Mt. Juliet. The anchor space was then occupied by Steve & Barry’s. However, smaller retailers were beginning to leave the mall during this time due to a decrease in traffic and an increase in crime. Also, competition from newer and newly renovated malls in the area began to pose a threat. Opry Mills, a ‘shoppertainment’ venue on the former Opryland site, a theme park that closed in the mid-90s, became a larger, more exciting place to shop. Also Cool Springs Galleria, Stones River Mall and the Mall at Green Hills attracted shoppers away from Hickory Hollow with new retailers, restaurants and entertainment. 

In 2008, Linens & Things began closing stores nationally and shuttered its Hickory Hollow store. The Dillard’s store began liquidating in May and finally closed in December 2008. Steve & Barry’s closed in January 2009. To date, smaller retailers including The Gap, Rack Room Shoes, The Shoe Department, Waldenbooks and Express have pulled out of Hickory Hollow. Big box retailers outside the mall have closed their doors as well, including Circuit City, Toys R Us, Pier 1 Imports, JoAnn, Michael’s and Office Depot. 

Theories for the decline of the mall are numerous. Many site the change in demographics in this part of Nashville. Antioch and its surroundings have become more ethnically diverse and less affluent as the rebirth of the midtown area has driven its residents here. Gang activity, shoplifting, muggings and murder have become a deterrent to shopping at Hickory Hollow, especially since 2006. 

As a former employee of a store here, I consider Hickory Hollow a dangerous place to work. It is unfortunate to see the area decline. I remember visiting the mall as a child and thinking it was an exciting, vibrant place to shop and eat. My mother spent a number of years managing the Hallmark store here, which sadly closed last year. This was a friendly part of town and the mall was a community gathering place. Now it is an eerily quiet place with little to attract shoppers. Only the east and west wings of the mall, which run from Macy’s to Sears, are mostly occupied. Retailers here include Aeropostale, Charlotte Russe, Wet Seal, Bath & Body Works, Electronic Express and Buckle along with local stores with an urban appeal such as Kana Shoes, Man Alive and City Life. The north and south wings that run between the former Steve & Barry’s and Dillard’s are almost completely empty. 

Rumors about the mall’s future include selling its vacant wings to Vanderbilt Health for office space, an influx of capital from some mystery investors and its demolition. 
# # #
9.  North Omaha, NE – Community Revitalization Initiative (no “anchor” mall, though)

North Omaha Development Project Reviews 2010 Successes, Unveils 2011 Goals 

Jan. 27, 2011 

At a community meeting on Thursday, Jan. 27, the North Omaha Development Project (NODP) reviewed its 2010 successes and outlined an ambitious slate of objectives for 2011, laying the groundwork for another productive and transformative year. The meeting was held at The Institute for the Culinary Arts at Metropolitan Community College, 32nd and Sorensen Parkway.

"2010 was a year filled with grand openings and that's leading to great optimism about what we're going to accomplish in 2011," said NODP Executive Director Ed Cochran.

In fact, the new year has already started on a strong note for NODP as it advanced its 2011 goal of attracting business investment and jobs to the community. Earlier this month, Atlanta-based ALL(n)1 Security Services, an African-American woman-owned security enterprise, announced its plan to establish a regional headquarters in north Omaha. 

"We are confident ALL(n)1 will find that north Omaha is the right place for their business, and we are pleased they have chosen this community for their future regional business expansion," said Cochran.

The company's arrival in north Omaha is linked to a collaborative effort between NODP, the Greater Omaha Chamber, the mayor's office and the north Omaha community, a partnership aimed at targeting and recruiting minority-owned businesses to Omaha. ALL(n)1 hopes to grow its local employment base to 100 people or more at the end of three years.

The ALL(n)1 announcement follows the 2010 arrival of three new financial institutions in north Omaha debuting last summer along the north Omaha financial corridor (Ames Avenue between 52nd and 30th streets). Those institutions include Centris Federal Credit Union, First National Bank and SAC Federal Credit Union. All opened full-service branches, bringing jobs, a full spectrum of financial services and state-of-the-art banking facilities to north Omaha.

"Financial institutions don't blindly make decisions where to build; they go where there is value and a strong business reason," said Cochran. "We believe this is proof of the economic viability of the north Omaha community."

The 22-block corridor also includes more established American National Bank, Bank of the West and Wells Fargo Bank branches as well as a second SAC Federal location, a drive-thru branch. 

Additionally in 2010, in another partnership, NODP helped facilitate the purchase and December grand opening of the international headquarters and visitors center of the Malcolm X Memorial Foundation, a building that sits adjacent to the Malcolm X birth site at 34th and Evans streets. 

"Initial feedback has been extremely positive. Due to the efforts of State Senator Brenda Council, Douglas County Commissioner Chris Rodgers and City Councilman Ben Gray, who are members of our executive committee, we are happy to play a role in this development. The Malcolm X Memorial Foundation has been functioning for more than 30 years and this visible sign of progress is being met with open arms," said Cochran. Expansion of this site is one of the primary goals mentioned by the north Omaha community during the formation of NODP.

Other 2010 projects and activities in which NODP played a part include:

· Signs & Shapes International grand opening of its global headquarters in North Omaha Business Park I at 22nd and Paul streets 

· Outward Bound High Ropes Course début on the campus of the Omaha Home for Boys. This regional "destination location" will bring visitors and tourist dollars to north Omaha. 

· Renovation of the original location of the Nebraska Children's Home on Fontenelle Blvd. 

· The Neighborhood Development Action Plan (community charrettes), completed in partnership with NIFA, the Empowerment Network and Alliance Building Communities.

"We played different roles with each of these accomplishments. Sometimes we played the role of information gatherer; sometimes site selection; other times we generated community involvement or served as project catalyst to move the project ahead," explained Cochran.

In the realm of public policy, NODP also achieved several key victories, including the passage of a city ordinance intended to support small and emerging businesses. Cochran said the legislation, put forth by several of NODP's executive committee members, has had "significant positive effect on small businesses."

In 2010, NODP helped to fund the North Omaha Cares Navigator Project designed to address the unmet transportation needs of the north Omaha community. The survey portion of this project is well underway with an expected completion in the summer of 2011. This is in partnership with the Metropolitan Area Planning Agency and the Urban League of Nebraska.

Cochran also outlined NODP's goals for 2011. "We will continue our engagement with the Malcolm X Memorial Foundation. We're excited about their progress in 2010 and look forward to this next year's efforts.

We will also be working with a yet to be determined East Village project," said Cochran. "We are looking at several project opportunities and are awaiting the final recommendation of the Neighborhood Development Action Plan, which we expect shortly.

East Village is the name of one of the two "zones" targeted for "intense business development focus" during the community vision and planning sessions held over the course of nine months last year. East Village is bound by the North Freeway to the west, 16th Street to the east, Pratt Street to the north and Cuming Street to the south.

Another focus in 2011 will be site development. NODP intends to lead the charge on developing commercial, retail and industrial sites. "We need to be in a position to have sites for business, retail and industrial expansion of companies in and accessible to the north Omaha community," said Cochran.

Targeted to launch in second quarter 2011, is NODP's Urban Entrepreneur Partnership with the Ewing Kauffman Foundation. This nationally recognized training model is designed to encourage entrepreneurship in North Omaha by providing business training, coaching and access to financing.

NODP will also continue its support of targeted employee training programs in partnership with the Chamber, Metropolitan Community College and Heartland Workforce Solutions. Training programs scheduled for 2011 are:

· A soil remediation training partnership with the Environmental Protection Agency (EPA). 

· An intro-to-the trades utility construction training partnership with the Nebraska Chapter of the Utility Contractors Association.

"We believe as the economy comes back, employers will be more likely to be involved in and have need for more training programs of this type," said Cochran.

To date, 24 people from the north Omaha community have been hired as a result of these workforce training programs. Since January 2008, NODP has been involved in more than $36 million in capital investment in the north Omaha community, 10 major projects and multiple smaller projects. In addition, almost 200 jobs are new or retained.

"Ours are not the only the efforts. We are delighted to be part of the coordinated efforts of many organizations working for the betterment of north Omaha," Cochran added. In discussing all of NODP's business development successes, Cochran stressed the North Omaha Development Project represents a commitment on behalf of a multitude of partners. Without their cooperation, financial investment and commitment our result would have been greatly reduced.
# # #
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RENEWAL: EAST END'S RED-LETTER WORD AFTER A DECADE OF AGGRESSIVE PLANNING AND WORK, THE REAL ESTATE MARKET IN EAST LIBERTY IS BOUNCING BACK. THE STORY IS QUITE THE OPPOSITE IN NEARBY HOMEWOOD AND HAS BECOME AN URGENT ISSUE FOR BOTH RESIDENTS AND CITY HALL. EAST LIBERTY CAN BE CALLED A 'BONA FIDE HOUSING MARKET' [Corrected 05/12/11] 

Diana Nelson Jones 

9 May 2011

The following CORRECTION/CLARIFICATION appeared on May 10, 2011. The Shadow Lounge opened in 2000. The date was incorrect in a story Monday about development in East Liberty. 

The century started well for East Liberty, where retail won the starring role in the drama of its economic recovery.

Whole Foods was scouting locations in 2000, when the hipster haven Shadow Lounge and Home Depot opened. Whole Foods opened two years later and became one of the highest grossing stores in the Austin-based chain. Then came the Mosites Co.'s Eastside development and several small, high-end restaurants.

This July, a new Target will open on Penn Avenue.

That's a lot of chewed scenery, but the role of housing may yet steal the show.

Two homes in the neighborhood are now under agreement for $340,000 each. Even the guys who helped make that happen -- real estate specialists at East Liberty Development Inc. -- were staggered.

"Whoever would have thought?" said Eric Jester, a project manager for residential development.

The average sales price of a single-family home in that area in 2008 was $75,000. The average hit $146,000 last year, when ELDI sold a house for $315,000.

For the past seven years, ELDI's acquisitions manager, Kendall Pelling, has been buying abandoned, vacant and liened properties. The portfolio now totals $10 million and accounts for almost 15 percent of the neighborhood's parcels.

Payment of liens alone has East Liberty looking more like Shadyside than its neighbors to the east and west on a demographic map that shows liened parcels in red.

Nathan Cunningham, director of real estate development for the agency, said that five years ago, East Liberty's portion of the map "looked like blood spilled all over the place." Today, that portion pops out from between Garfield and Larimer because it has so many fewer red parcels.

The agency's target area for renovating and selling homes is between Penn Circle and Stanton Avenue and Negley and Highland avenues, "the historic core," Mr. Cunningham said.

The concentrations range from 20 to 80 percent of a given block.

Andy Haines, a vice president at S&A Homes, which has built about 10 properties with the agency, said East Liberty's market has improved "but it took a while to sell some" that he said may have been overpriced.

"They had an awful lot of properties on the market."

In response to concern that the market may push low-income people out, Mr. Jester countered that the slumping market of previous decades "trapped people in big homes they couldn't sell or get anything out of." If they stay, they can get their equity back.

"Our goal is a stable, sustainable mixed-income neighborhood," said Mr. Cunningham. "We want to enhance the ability of the market to accomplish that."

The agency's initial housing focus was to "replace dysfunctional affordable housing with the highest value, best managed affordable housing," said Rob Stephany, executive director of the Urban Redevelopment Authority and a former real estate specialist at ELDI.

Since 2007, the agency has partnered with the URA and the Pennsylvania Housing Finance Agency to build 533 apartments and townhouses for low-income residents and has a waiting list of about 2,000 for the largest development, the Fairfield Apartments between Penn Avenue and East Liberty Boulevard.

This has been competition for exploitative landlords, said Mr. Stephany.

"When good, working-class families have good options in front of them, they don't have to take the path of least resistance," he said. "You can't just keep building around nuisance properties. You have to compete with them."

Last week, city and agency officials cut a ribbon at the Boulevard Apartments, a new six-unit building on East Liberty Boulevard and Euclid Avenue. It is solid brick, has hardwood floors, balconies with hand-crafted iron work and energy efficiency that exceeds Energy Star standards.

Three other buildings are part of the Boulevard Apartments, one on the boulevard and two on North St. Clair Street -- 14 units in all for families whose income is at or below 60 percent of the area median.

It has a waiting list of 60.

For balance, the agency is working with developers to turn three existing buildings into 234 market-rate apartments. They include the Highland Building and former YMCA, both in the business district.

The neighborhood agency's strategy is atypical. Most community development corporations depend on public money and build homes on spec. The East Liberty group builds for a waiting buyer.

"Rather than going to the URA for money to renovate, I use the market and let the flippers take the risk," said Mr. Jester. "We have legal safeguards that require the flipper to sell to a home owner."

East Liberty's new residents include those who moved to Pittsburgh from out of state, some to work for Google and American Eagle, and people who have relocated from other neighborhoods and area suburbs.

The agency also has a strategy for attracting contractors, who have little incentive to take on a 25- by 100-foot lot between two old homes on top of 100-year-old water and sewer lines.

"We do the land prep work, we go to zoning, we deal with water and sewer," said Mr. Jester.

Mr. Stephany called East Liberty "the most recent member of the esteemed market-rate community developers. After almost a decade of very aggressive work, there is a bona fide housing market.

"The next step," he said, "is to start working on the edges."

Diana Nelson Jones: djones@post-gazette.com or 412-263-1626. Read her blog City Walkabout at www.post-gazette.com/citywalk.

PHOTO 1; Caption: PHOTO: Larry Roberts/Post-Gazette: Above, the new Boulevard Apartments at 5801 East Liberty Blvd. were finished last week. 
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Reviving America's Dead Malls
By Seth Fiegerman 

The Galleria Mall used to be one of Cleveland’s main shopping hot spots, with dozens of bustling shops spread throughout the two-story building, but that all started to change around 2002 as the economy suffered through a brief recession.

“We used to have Williams Sonoma, Brookstone and Ann Taylor, but they’ve all left now,” says Vicky Poole, who spent eight years working at the mall, first handling store displays and planning and later serving as the marketing and events director. “It was a mass exodus.”

The makeup of the shopping center gradually shifted. Much of the space that had been occupied by boutiques was soon snatched up by a banking chain called the Dollar Bank. Then in 2005, Poole decided it was time to try and rehabilitate the mall she’d spent years working in by getting a bit creative.

"We installed a curtain in our food court and used it to create an events center,” Poole says. That small step proved to be very effective. “It’s become a vibrant place where people can hold weddings and other events.”

Last year, Poole began working on a more ambitious project to transform the Galleria Mall from a dying retail space into a greenhouse that would not only help educate the city about healthy food, but provide it. Earlier this year, the project, dubbed Gardens Under Glass, received a $30,000 grant from Cleveland’s Civic Innovation Lab.

Now, rather than gorge on salty pretzels, fountain sodas and fast food, shoppers can take advantage of a weekly market full of fresh produce and greens. And that’s just the beginning. “We have a salad bar that will open next month and we have some green cleaning products that are coming in soon,” Poole says. “We hope that this will attract more business.”

Poole’s project is just one of many that is transforming the function and feel of malls as we know it. In cities throughout the country, dead and dying malls are being redesigned to serve community functions as medical centers, arts centers and much more. In Tennessee, the Tri-County Mall shut down and re-opened as a large church. Similarly in Colorado, a dead mall was repurposed to serve as a housing development. Several malls across the country with vacant space have even installed small indoor water parks to liven things up. In other cases, old malls are simply being swapped with other retail businesses like car dealerships, big box stores and flea markets.

Rumors of the Malls’ Demise Are Greatly Exaggerated
For much of the past decade, publications have speculated the era of malls may be nearing an end in this country, and indeed there seemed to be lots of evidence to back up this theory. Between 2007 and 2009, more than a fifth of the nation’s 2,000 biggest malls closed up shop. To make matters worse, only one new enclosed mall had opened up in that time.

“A tremendous amount of overbuilding took place in this country. If you go down any highway in America, there are stores everywhere,” says Howard Davidowitz, chairman of Davidowitz & Associates, a New York-based consulting company for the retail industry. “America is tremendously overstored.”

Yet, as bad as the situation is for America’s shopping malls, the truth may be more optimistic than originally predicted. Rather than suffering a great die-off, the malls of this country may just be undergoing a great makeover.

According to Davidowitz, just because the shopping center’s business crumbles doesn’t mean the owner is suddenly out of options. “The real value is in the raw land,” he said. “What you’re losing money on is the operation of the mall, so it may make sense to try and monetize the land, either through a hospital, condo development or anything else that you believe the community needs.” But it wasn’t until a few years ago that mall owners actually took advantage of this option, and it wasn’t entirely by their own volition.

“Empty malls that had died in the mid-90s were still hanging around in the early 2000s, but by the middle of the decade people started to use the Internet to complain about it and become more proactive,” said Peter Blackbird, the founder of Deadmalls.com, which catalogues the fate of malls throughout the country. “These malls were owned by real estate holding companies content to sit on them for a while, but people eventually applied pressure to change that.”

Are Mall Deaths Better for a Community?
While few would ever protest having a hospital or a new water park added to their community, there is still some debate about whether repurposing a mall can help or hinder a city or town.

The main drawback to transforming a mall into something like a church or community center is tax revenue. “The communities really plan around that tax revenue from sales taxes and property taxes coming in,” Blackbird says. But according to advocates, this problem has to be balanced against the net positives for the community.

“We’re seeing a lot of community colleges, medical services and immigrant businesses moving into defunct retail spaces,” says Ellen Dunham-Jones, an architecture professor and author of Retrofitting Suburbia. “While such uses don’t bring in the tax revenue that the former shopping center did, they help to complete and serve their communities in very valuable ways.”

Blackbird said the alternative to repurposed malls can be much worse. When a dead mall is allowed to sit unused for a long period of time, it’s not only an eyesore, it can lead to serious problems in the community, namely crime. He highlights one particular shopping center, the Dixie Square Mall in Chicago, which sat vacant for years. “The roof caved in, homeless people moved in and a lot of crimes happened there,” he said. This hurt property values for the suburban community nearby.

The Future of Malls
Each expert has a different take on what malls may look like in the next few years, but the general consensus is that America will still have malls.

Davidowitz, the retail consultant, believes that America will become a land with many mall spaces but few actual malls, partly because of the poor economy and partly due to the increased popularity of shopping online. “The opportunity for brick and mortar retail will be less in the future, and when they do build, it will be more targeted. It may take decades for all of this extra mall space to be used and many of these empty spaces will have to be filled with alternative uses,” he says.

On the other hand, Blackbird believes that malls will actually become larger, but “fewer and farther between.” Instead, he thinks more Americans will continue shopping at big box stores like Wal-Mart for most of their consumer needs, then head to metropolitan areas for more “complex shopping needs.”

For those like Vicky Poole, who are at the forefront of redesigning America’s malls, the shopping centers will still exist, but under a different name. “Why is it that we need to refer to it as a mall?” she says. “Why not just call it a mixed use center or a lifestyle center?”

A lifestyle center? I guess it has a certain ring to it, but it’s still not as catchy as mall.

—For a comprehensive credit report, visit the BankingMyWay.com Credit Center. 
________________________________________________________________________________
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New Lives for ‘Dead’ Suburban Malls

By KAREN STABINER
Levittown Public Library An aerial view of Levittown, N.Y., one of America’s first planned suburbs, in 1948.

The suburban shopping mall has fallen on hard times, and Ellen Dunham-Jones, co-author of “Retrofitting Suburbia: Urban Design Solutions for Redesigning Suburbs,” is thrilled, frankly.

“Every time we see a dead mall, it’s ‘Yay! Another opportunity to get it right,’ ” said Ms. Dunham-Jones, a professor of architecture at Georgia Institute of Technology in Atlanta.

Ms. Dunham-Jones sees in the faltering suburban mall an answer to a pressing question: How can aging suburbanites remain in their neighborhoods, as a vast majority of them prefer to do? With June Williamson, an associate professor of architecture at City College of New York, Ms. Dunham-Jones makes a compelling case that shopping malls are ripe for retrofitting in ways that make life a lot easier for an aging population.

Many older suburbanites are caught at a difficult crossroads. They can’t easily access the services they need, but neither can they move to places or facilities where services are more readily available — thanks to the recession, the pool of potential home buyers has shrunk. And many older suburbanites simply would prefer to stay put, if only daily life were a bit easier.

“Our image of suburbia from the 1950s, the bedroom suburbs, is incredibly outdated,” said Ms. Dunham-Jones. “The nice large lot, the privacy that was once so valued, now leads to isolation. The single-use zoning that every community fought for means people have to drive everywhere. It becomes a huge obstacle to aging in place.”

Failed malls offer an unparalleled opportunity to bring services to suburban neighborhoods, Ms. Dunham-Jones says. “The idea is to demolish a dead mall and build the downtown area a suburb never had,” she said. “Three or four stories of apartments above the retail on the ground floor, providing an option where people can walk to most of their daily needs. And they have more opportunities for social interaction. They get a more urban lifestyle, but in a familiar place.”

The International Council of Shopping Centers lists about 1,100 enclosed regional malls in the United States. While about a third are doing fine, a third have experienced reduced sales and increased vacancies and the rest are in financial distress. That’s a lot of real estate that might welcome a neighbor-friendly face-lift.

Ms. Dunham-Jones’s favorite example of a retrofitted retail center is the Northgate Mall in northeast Seattle — in this case, it was not a dead mall but a “thriving mall that wanted to expand,” she said, located “in a very suburban, auto-dependent area with a large senior population.”

Seattle agreed to the expansion, but with conditions that served members of an active stakeholder group, which included the local aging population. In a reverse spin on the familiar Joni Mitchell song, the city turned part of the parking lot into something of a paradise for people who want their services nearby, no matter what their age. The redevelopment includes senior and assisted housing, a reclaimed stream, a park, a library — and now, thanks to the large volume of customers, a jitney service.

As the dour economy continues to take a toll, Ms. Dunham-Jones is optimistic that businesses will begin to see the wisdom of creating “town centers” from suburban shambles. Already medical clinics, for example, are opening in mall projects or in smaller strip malls, so that patients do not have to commute from the suburbs to the city for care.

“These re-inhabitations with more community-serving uses don’t exclusively serve seniors,” said Ms. Dunham-Jones, “but they do help ease access to a variety of services,” as well as make it easier for older residents to remain an active part of the larger community. She knows of about 40 such retrofitting projects, including the Peninsula Town Center in Hampton, Va., and Santana Row in San Jose, Calif.

“If we’ve learned one thing about behavior change over the past 50 years, it’s that knowledge is not enough to bring about change,” said Laura Carstensen, director of the Center on Longevity at Stanford University. “Humans are exquisitely sensitive to environments. If there are mostly fast food restaurants in their neighborhood, they eat fast food. If there are safe and appealing paths, they take walks.”

“We must begin to think seriously about building environments that encourage all sorts of healthy behavior,” she added.



This post has been revised to reflect the following correction:
Correction: January 21, 2011
An earlier version of this post misspelled the surname of the director of Stanford University's Center on Longevity. She is Laura Carstensen, not Laura Cartensen.



Bel-Red project wins regional planning award
May 20 2010 
A plan to transform the city’s Bel-Red area into a vibrant corridor that links transportation, jobs, housing and recreation has won a major regional planning award.

The Puget Sound Regional Council (PSRC), a regional growth and transportation planning agency, will present its Vision 2040 Award to Bellevue today.

“I’m pleased that PSRC has validated our vision and commitment to make the Bel-Red project a model of sustainable, transportation-oriented development,” said Bellevue Mayor Don Davidson. “I’m confident that we’ll realize our goals.” 
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The Bel-Red plan, which included changes to zoning and development regulations, calls for the transformation of a 900-acre light industrial and retail area into mixed-use, transit-oriented neighborhoods. Plans also include the creation of thousands of new jobs and housing units, along with stream restorations and new parks. 

Located between downtown Bellevue and Microsoft’s headquarters in Redmond, the Bel-Red area is envisioned as a model for sustainable planning, utilizing large-scale, transit-oriented development that will be served by the future East Link light rail line.

Bellevue launched the Bel-Red initiative more than three years ago and the effort has included a citizens committee that worked for 20 months to develop a plan, along with an investment of more than $1 million. While work on the project continues, fulfilling the Bel-Red vision is expected to happen gradually as new development takes place over several decades.
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Earlier this month, U.S. Sen. Patty Murray, chairwoman of the Senate Transportation, Housing and Urban Development Appropriations Subcommittee, praised the city’s Bel-Red Corridor plan as a “leading model for sustainable development” during a hearing in Washington, D.C.

Bestowed annually to businesses, local governments and nonprofit organizations, the Vision 2040 Award honors work that focuses on new housing and jobs in urban areas, provides transportation access and mobility, protects the natural environment and improves the quality of life in the central Puget Sound region. 

PSRC coordinates growth and transportation planning in King, Pierce, Snohomish and Kitsap counties and is made up of city, county, port, transit, tribal and state agencies. It’s responsible for the distribution of approximately $160 million in federal transportation funds each year.

_____________________________________________________________________________________
Tysons Tower may be speculative

By Jonathan O'Connell
Published: June 24
Macerich Co., owner of 71 regional U.S. malls including Tysons Corner Center, plans to begin work on a 1.3 million-square-foot mixed-use project adjacent to the mall early next year.

The development will bring a new high-end office building, a 400-unit apartment tower and a four-star hotel to a site that used to be home to a Circuit City and now has a strip mall and parking lot. It is likely to be one of the first major new developments in Tysons Corner to be completed after four Silver Line Metrorail stations open there in 2013.

The plans are also significant because, six months from the start of construction, Macerich has not signed any tenants for the office building and Timothy J. Steffan, Macerich senior vice president, and John E. Harrison, Macerich vice president, said the development will go forward whether any leases are in place or not.

That would make Tysons Tower, as the offices are to be named, one of the first “speculative” office buildings constructed in the Washington area since the recession. The site is located on Chain Bridge Road just outside the Beltway, near where the Tysons Central 123 Metro station is being constructed.

Steffan said companies’ interest in relocating to or expanding in Tysons Corner was evidenced by Macerich’s success in leasing 1861 International Dr., a renovated building with 160,000 square feet of office space that Steffan said now has three leases totaling about 100,000 square feet in place, including 30,000 square feet for the brokerage firm CB Richard Ellis.

“The market indicators are leading towards an absorption of higher-end space,” Steffan said. He said that among the companies that want to be in Tysons as it evolves into a more urban, transit-accessible hub are “your higher end government contractors, your law firms, your PR firms. Those users that are looking for some cache, some high visibility off of Route 123.”

He also said the project will distinguish itself because of its walkable proximity to Metro. “There’s a lot of people who say, ‘Oh, we’re walkable to Metro.’ What they are is accessible to Metro, by shuttle or some other transit.”

A publicly traded firm based in Santa Monica, Calif., Macerich will use development partners for much of the work. Steffan said the firm is in discussions with Hines, lead developer of the CityCenterDC project, to develop the offices and a number of multifamily developers about the apartment tower. He said it is considering a number of hotel flags.

Macerich’s project is likely to be joined by a Wal-Mart-anchored project by JBG Rosenfeld Retail and, possibly, a 25-story apartment tower by the Georgelas Group and Greystar.

_______________________________________________________________________________

The Des Moines Register

NEWS

'New' neighborhoods attract residents into Des Moines 

By JASON PULLIAM 

6 July 2011

A1

Chances are good Troy and Katie Pearce would have moved to the suburbs had they not found their Des Moines neighborhood with a small-town feel and hundreds of acres of parkland close by.

When the Pearces moved to southeast Des Moines' Easter Lake neighborhood in 2007, they also found quick commutes downtown and more economically priced housing.

"We found that we could get more for our money," said Katie Pearce, 33. "In looking at similar properties in Johnston or West Des Moines, we would have paid a lot more for not only the house but also the size of lot. The yards are pretty big in our neighborhood, and we really like that."

Those are some of the qualities that have helped Easter Lake and the northeast-side Brook Run neighborhood give Des Moines some of its most successful residential growth for more than a decade, reviving its competitiveness with suburbs and attracting residents to the capital city.

Single-family home construction in Des Moines was lethargic in the first half of the 1980s, when suburban home construction was beginning to boom. Development of a $240 million area sewer treatment plant and city officials' decision to offer tax abatements for home construction gave Des Moines a boost. In the 1990s, 2,766 single-family houses were built in Des Moines, a 43.5 percent jump from the 1980s.

Emerging areas help city remain attractive

Much of that success can be attributed to the growth in the Easter Lake and Brook Run areas.

"You're either growing or you're dying," said Councilman Brian Meyer, whose southeast-side ward includes the Easter Lake neighborhood. "We need the city to grow in tax base and population."

Construction has cooled in recent years as the nation crawls out of the worst recession in decades, but a few homes continue to be built in the Brook Run and Easter Lake neighborhoods.

City Councilman Bob Mahaffey, who represents northeast Des Moines, and Meyer said the building boom in Brook Run and Easter Lake neighborhoods helped the city post a population above 200,000 for the first time in 40 years.

"It's had a vast impact for the good," Mahaffey said.

While city leaders work to revitalize Des Moines' older neighborhoods, they also agree continued public and private investment in emerging residential areas will help ensure that the city remains attractive to young families and first-time home buyers.

Housing specialists say it is important for neighborhood plans to include more than places for people to live.

"Neighborhoods should not just be single-family residential," said Jerry Anthony, an associate professor in the University of Iowa's School of Urban and Regional Planning. "They should have a variety of residential options and a few nonresidential options - retail spots, office spots, and so on. A diversity of uses is really key to a healthy, lively neighborhood."

The diverse uses were featured in a plan the council adopted in 2000 that tried to chart a course for development in Des Moines through 2020.

The plan noted that some residential development in the mid- to latter part of the 20th century encouraged urban sprawl and "economic segregation" between residential areas. Planning experts now emphasize a need to return to features that were more common in traditional urban neighborhoods as well as suburbs: easy pedestrian access to shopping, employment, schools and recreation.

The development philosophy is widely referred to as "new urbanism."

Small-town feel, with yearn to be connected

Brook Run resident Tai Duong said housing diversity is one of the things that attracted him to the neighborhood seven years ago.

"There are big homes, small homes and different styles of homes," said Duong, 41, an analyst for Wells Fargo.

Brook Run Village is on about 150 acres just south of Northeast 38th Avenue that were annexed in 1998. About 600 homes - single-family and townhouses - have been built. Fifty lots are left to build on.

A healthy stock of trees in the neighborhood and farms and cornfields that surround Brook Run give the area the small-town feel Duong said he was looking for.

"We could have easily moved out west," he said. "If the city can duplicate what they've done with Brook Run in more places on the east side, they're going to be able to attract more homeowners."

Brook Run residents are working to improve pedestrian and bicycle access in the area.

"At the top of our wish list is better connectivity with the city and the surrounding suburbs," said Michele Stiles, who helped found the Brook Run Neighborhood Association in 2008.

"We are kind of an island," she said. "There area around us is largely undeveloped. We really lack bike or walking trails or access to neighboring developments."

Residents would like to see better links between Des Moines, Altoona and Pleasant Hill by widening Douglas Avenue and providing connections to the metro trail system.

Those ideas are consistent with one of the key features of neighborhood planning emphasized by Anthony, the U of I professor.

"Neighborhoods should be planned to be used by pedestrians, not to keep cars happy," he said. "If that is the starting point for subdivision design from a transportation perspective, that itself can help enhance the quality of neighborhoods."

Charley Bogwill, who moved with his wife, Jen, to Brook Run in November 2003, agreed with the goal that neighborhood leaders have to improve pedestrian and trail facilities.

Bogwill, 34, a computer consultant, would like to see "accessibility to the surrounding communities via bike and walking trails. The only current option is Douglas Avenue, which has no shoulders."

Troy Pearce, the Easter Lake neighborhood resident, is eager to see similar improvements in his area. Pearce, 34, is an avid bicyclist who likes what he hears about plans to link Easter Lake and Ewing parks, extending regional trails to the area in the process.

"I have a couple friends who live on the other side of the lake that I ride with, and we agree that once we get everything connected with the trail system, it's going to bring a lot of business and people to the area."

With larger tax base, hope for development

In the past three decades, Des Moines watched as the tax bases of suburban neighbors grew by millions with the addition of houses, retail centers, and office and industrial parks.

The residential growth in the Easter Lake and Brook Run neighborhoods has helped expand Des Moines' tax base. Residents and city leaders are hopeful that more retail and commercial development will spin off from the recent success with residential growth.

"It's definitely added to the tax base, which is something we have tried to achieve for a long time," said Meyer, the councilman and Easter Lake neighborhood resident.

City leaders have long known their most viable chance for growth is to the south. They also want to capture development potential on the northeast side.

Residential tax abatement has been the city's key incentive for new residential development, Meyer said.

"It's a lot easier, in many ways, to move to the suburbs," he said. Tax abatement provides an incentive for "people to stay within the city and helps build the tax base."

The Brook Run and Easter Lake neighborhoods will help prime opportunities for new development and redevelopment of older commercial districts, city officials said.

Late last year, the council voted to create two urban renewal districts in hopes to help stimulate economic development.

The northeast-side tax increment district aims to help resurrect run-down portions of Northeast Hubbell Avenue and capture chances for business parks and commercial centers near Bass Pro Shops in Altoona.

The new district — with about 415 acres — is bordered roughly by Northeast Hubbell from East 40th Street to the Des Moines city limits at U.S. Highway 65, and along U.S. 65 north from Northeast Aurora Avenue to midway between Broadway Avenue and Interstate Highway 80.

Tax increment financing is a system in which property taxes generated from new development within the area are channeled back into the district to help pay for big-ticket development costs, such as street and sewer improvements.

The urban renewal and tax increment district for the Northeast Hubbell Avenue area will last 20 years. The district's creation was supported by the Brook Run and Sheridan Gardens neighborhood associations.

On the southeast side, city, neighborhood and business leaders hope the creation of a tax increment financing district will attract diverse businesses and provide improvements along Southeast 14th Street.

The southeast urban renewal area would roughly encompass the 913-acre area around Southridge Mall, bordered by Southeast 14th, Southwest Ninth Street, Army Post Road and County Line Road, generally referred to as the "superblock" or Fort Des Moines district.

Troy Pearce, the Easter Lake resident, said the tax increment financing district offers a positive step.

"The constant challenge down here is Southridge Mall. That's obviously deteriorated because of Jordan Creek," he said, referring to the West Des Moines mall. "People always wonder if there are things that can be done to revitalize that. They've tried to do little things, but I think it's going to take a major redo to attract people to this area again."

City officials are hopeful the economic incentive will help bolster retail activity at Southridge Mall.

"That's a huge problem," Meyer said of Southridge's struggles. "I get questions about it every week. We need to do something, and maybe part of that is government stepping in to some degree. I'd like to put a library there, or a community center - something that will draw people into Southridge Mall that's not retail-related, but would help get the retail back."

The superblock tax increment financing district also aims to capitalize on regional attractions such as Blank Park Zoo and nurture the rebirth of historic Fort Des Moines.

Housing progress in Des Moines

1980s: Single-family home construction in Des Moines is lethargic in the decade's first half, as suburban home construction begins to boom.

1990s: Single-family home construction jumps 43.5 percent from the 1980s, with a new sewer treatment plant and tax abatements for home construction.

2000s: New developments, such as the Brook Run and Easter Lake neighborhoods, help the city post a population above 200,000 for the first time since the 1970 census.

Two neighborhoods at a glance

BROOKS RUN

BOUNDARIES: Northeast 38th and East Douglas avenues, Stream Side Circle, Northeast 53rd Court and Northeast 49th Street.

ABOUT IT: 150 acres just south of Northeast 38th Avenue. It was annexed into Des Moines in 1998.

DEVELOPMENT: About 600 homes — single-family and townhouses — have been built thus far. No commercial structures are within the neighborhood, although city officials are trying to prime nearby Northeast Hubbell Avenue for redevelopment.

EASTER LAKE

BOUNDARIES: East Watrous Avenue, East Pine Avenue, Southeast 36th Street and Southeast 14th Street.

ABOUT IT: The area, just south of Easter Lake Park, was primarily farm ground and acreages when it was annexed into Des Moines in 1987. City leaders believe Des Moines' recent residential growth in the Easter Lake neighborhood will help spur development on the south side for decades.

DEVELOPMENT: About 1,700 residential structures. Most of the neighborhood's 100 commercial buildings are along Southeast 14th Street. Ten years ago, city leaders drafted a master plan for the "Easter Lake New Town," a 1,900-acre area that is comparable in size to the Beaverdale neighborhood in northwest Des Moines.

— Jason Pulliam

Easter Lake development could pave way for more growth

In the past three decades, the capital city has watched as the tax bases of its western neighbors, such as West Des Moines and Urbandale, have grown by millions with the addition of houses, retail centers, and office and industrial parks.

Des Moines leaders want to capitalize on new opportunities for growth, such as 6,000 acres in Polk and Warren counties that were annexed into the city within the past few years.

The addition of the 45-square-mile Iowa Highway5 region — comparable to Ames and Iowa City combined — could provide Des Moines with ample expansion opportunities. And meticulous plans have been laid for how development should occur.

The Iowa 5 plan emphasizes high-quality development with compact, interwoven neighborhoods designed to be pedestrian-friendly and support the growth of transit routes.

City Councilman Brian Meyer said the hundreds of homes that have been built in the Easter Lake area will help guide residential development around the Highway 5 corridor.

"They are interconnected," he said. "As Easter Lake — and generally the southeast side — grows, you'll see more interest with some of these developments coming in."

City officials have projected development opportunities in the newly annexed areas could yield 2,550 single-family houses, 2,050 multifamily units and 220 acres of office space and business parks in the next two decades. Des Moines leaders in 2005 estimated the 6,000-acre annexation would net $89 million in property tax revenue in its first 20 years.

The plans for Easter Lake and Highway 5 are good ones, Meyer said. The key, he added, is having the discipline to follow them.

"What we need to do is stick to the comprehensive plans and not give in to what developers want to do in that year's market," Meyer said.

— Jason Pulliam

Neighborhood offers blend of attributes

Proximity to the city's core in a place that felt like a small community is what Felix Gallagher found when he moved to the Easter Lake neighborhood in 2001.

"Even (recently) as I drive down Easter Lake Drive to get home, it's such a transition from the main part of the city," he said. "It's just peaceful."

Gallagher, 36, bought his first home in the Easter Lake neighborhood soon after he graduated from pharmacy school at Drake University.

During his search, he looked in Des Moines and the suburbs.

"Where I found the biggest value was in Easter Lake," he said. "We were able to get a beautiful house for a very low price. There was also tax abatement at the time, which made it attractive."

He also saw a lot of families with children playing outside, a quality he was looking for in a neighborhood.

Gallagher, a married father of a 10-year-old son, owns a small business that specializes in staffing and recruiting for pharmacies. A Hispanic whose second language is English, Gallagher was born and raised in Brooklyn, N.Y.

He said he appreciates the neighborhood's healthy blend of cultures and backgrounds.

"That was very important to me," he said. "Up and down my block, we have Hispanic, white and Asian kids, and they all come out and play."

The conversation with neighbors is always good and friendly, he said.

A lot of what the neighborhood needs is there, Gallagher said. He hopes improvements are made along Easter Lake Drive, the main road into his part of the neighborhood.

"I would like to see a wide enough sidewalk on both sides so people can push strollers and kids can ride their bikes," he said.

— Jason Pulliam

Neighbors seem like second family

Lori Tassin remembers how she felt when she looked for housing in the Brook Run neighborhood on Des Moines' northeast side in 2008.

"We ran across this neighborhood and just fell in love with it," she said.

The close-knit neighborhood nestled among farm fields reminded Tassin of growing up in New Virginia.

"I was raised in small-town Iowa, and it has the same feel," she said.

It's the kind of setting they wanted to raise their four children in, Lori Tassin said.

She said the neighborhood gives them the best of both worlds — the convenience of all that Des Moines and Altoona have to offer in a place that feels like the countryside.

In the three years the family has lived in Brook Run, their neighbors have become much more than the people next door or down the block.

Lori Tassin was recently diagnosed with cancer, and her neighbors have been there to help. She said her prognosis is good, and she's grateful for the support from her neighbors in Brook Run.

They're more than neighbors, Tassin said. They're like family.

— Jason Pulliam

_____________________________________________________________________________________
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Changing Skyline: A small-scale vision of Philadelphia's future 

By Inga Saffron 

Inquirer Architecture Critic

10 June 2011

In 1960, Philadelphia peered into a crystal ball and tried to divine how the city would look 25 years in the future. The exercise in clairvoyance produced the city's first Comprehensive Plan, an amazing, 375-page document that showed the rough outlines of what would become Penn Center, Market East Station, and the revitalized Society Hill neighborhood.

City planners also misread some key signs. They were way off in their prediction that the city's population would balloon to 2.5 million by 1986. And when they designated land for a new waterfront neighborhood called Penn's Landing, they neglected to recognize that a certain planned interstate highway would fatally wall off the site. Still, if planners had not pursued a few transformative ideas, such as the tunnel projects that paved the way for a single, unified transit system called SEPTA, Philadelphia probably would not count itself today among the nation's survivor cities.

We are once again living in a time of pulse-quickening civic visions, thanks both to Mayor Nutter, who has made good on his campaign pledge to untie the hands of city planners, and the William Penn Foundation, which has picked up the tab for many of the studies. The planning frenzy is a huge turnaround from the Rendell and Street years. It now feels as if a new report comes out every month.

Tuesday, it was the Philadelphia 2035 vision plan. Modeled on the 1960 Comprehensive Plan, it marks the first time in half a century that Philadelphia's Planning Commission has taken time to sort out its long-range priorities and identify projects key to its future. The 2035 plan will inform every major decision the city makes in the next 25 years, whatever the inclinations of the mayor who succeeds Nutter.

Thinner in bulk than the original - 227 pages - the new comp plan also is pared down in ambition. City planners seem to have taken the opposite tack from that advocated by the great Chicago planner Daniel Burnham, who exhorted his city to make no little plans. They have no power to stir men's blood.

The 2035 report is a collection of little plans, many of them terrific, but small-scale nonetheless. The future Philadelphia that appears in the planners' crystal ball is a place where people bike to work, shop at neighborhood farmer's markets, dine at the corner brewpub, tap at laptops in the park at the end of the block, and regularly compost their food waste. It sounds like a shinier version of today's Philadelphia, one without the poverty and blight.

In part, the city is being realistic. Even as it undertakes more planning, Philadelphia has less money than ever to implement grand schemes. The 1960 comp plan appeared at a moment when the federal government was raining money on cities through its urban-renewal and highway programs. These days, it's not clear that the Community Development Block Grant program, one of the last pots of federal money for urban projects, can survive. Just to implement the city's list of little ideas would cost an estimated $43 billion.

So, if you're looking for paradigm-shifting infrastructure projects, you'll find essentially three biggies: There's a third airport runway to help Philadelphia compete in a global economy, a light-rail line along Roosevelt Boulevard to tie the Northeast and its growing immigrant population into the downtown economy, and an extension of the Broad Street subway to knit the Navy Yard more fully into the city's core. For the record, the Roosevelt Boulevard transit line was first proposed in the 1960 plan. The service is needed even more today.

The plan does include other public works, it's just that they're mostly patched together from ongoing projects. Significantly, the plan formally endorses the continued development of the city's two waterfronts for housing and recreation, as well as a recent plan to turn vacant lots into small neighborhood parks. The big news is that the city goes on record as backing an elevated park on the Reading Viaduct, something it's been cagey about before.

What's captured public attention is the plan's population forecast. City planners, who are still celebrating census results showing the first population increase in 50 years - an additional 8,500 residents - are boldly predicting 100,000 new Philadelphians by 2035. Can the city that only just stopped the human hemorrhaging really attract 4,000 new residents every year for 25 years?

Planners arrived at the 100,000 number after averaging the best- and worst-case scenarios from a variety of demographers. Planning Director Gary Jastrzab acknowledges the number is aspirational, but not unreasonable, especially because he believes the census bureau underestimated Philadelphia's gains in 2010. The real growth in the last decade is closer to 60,000, he says.

Greg Heller, a planner who now manages projects for West Philadelphia's Enterprise Center, agrees the city is on the cusp of major resurgence. Yet he's worried that huge inflows of educated workers at Philadelphia's fast-growing hospitals and universities will drive up rents and make the city less affordable. The pace of gentrification is staggering, he argues.

Considering that the 2035 plan identifies 4,000 acres of vacant land, containing 40,000 vacant buildings, it's hard to believe there is a looming affordability crisis. The problem, Heller explains, is that the city's property-tax structure makes it easy for landlords to sit on vacant property while they wait for the right moment to cash in.

The 2035 plan talks vaguely about changing that structure by instituting a land tax that would discourage speculation. The plan also advocates the creation of a single agency to manage Philadelphia's huge holdings of vacant property. Right now, five manage the real estate portfolio, mostly badly.

Unlike the 1960 plan, which envisioned a noose of highways around Center City, the 2035 plan foresees a future built on mass transit. The plan, prepared in tandem with a new zoning code, encourages higher densities around transit stops. Wayne Junction is singled out as a major hub that would lift the nearby Germantown and Nicetown neighborhoods out of their torpor.

But there's one highway the city should be thinking about, and that's I-95. The portion that runs through Center City, and cuts off downtown from the historic waterfront, is due for a scheduled overhaul by the federal government. OK, work is supposed to start in 2047, but engineering will begin in 2020. The city should be making a bid now to have it rebuilt better. Instead, the new plan says not a word on the subject.

Planners were clearly afraid of proposing a hugely expensive project like Boston's Big Ditch to cover I-95's open trench. But there are plenty of other options, such as narrowing the width of the grand canyon. And since it's an interstate, Washington is paying.
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INNOVATIONS; Transplanting 'The Flea' to Cincinnati 

By Laura Baverman 

4 March 2011

Nick and Lindsay Dewald spent their summer weekends on a stoop in Brooklyn eating homemade delicacies and watching the hustle and bustle of The Flea.

"It's this epicenter of super awesome people," says Lindsay, 26, of the couple's New York home from 2008 until last fall. "The flea market was an essential part of being in Brooklyn."

Now at home in Prospect Hill and surrounded by the energy of historic preservation and urban renewal, the Dewalds have hatched a plan to bring the best of Brooklyn to Cincinnati.

The City Flea will open for business four Saturdays this summer downtown on the Central Parkway parking lot overshadowed by a mural entwining Roman architecture with a statue of Cincinnatus.

Up to 40 vendors have already signed up to sell non-traditional flea market items like homemade chocolates and granola, vintage and handmade clothing, jewelry and furniture, bike tune-ups and smoothies mixed by pedaling a bike.

Both Dewalds grew up on the west side of town and became friends in high school. Nick, 27, attended Elder High School and Lindsay, its sister school Seton. They started dating a few years later as Nick worked his way through the architecture program at the University of Cincinnati and Lindsay pursued a degree in marketing at Columbia College in Chicago.

Internships and jobs moved them to Los Angeles, where Lindsay worked in marketing at NBC Universal and Nick completed a co-op at a design firm. But they decided to make their first home as a couple in Brooklyn. Many friends had raved of the place. One helped them find an apartment just a block from the startup flea market.

Founded in April 2008 by a well-known Brooklyn blogger, the April-November outdoor market has since grown to include hundreds of vendors at several locations throughout the New York City borough and Manhattan. Its vendors have attracted national and international press for the quality and diversity of items sold.

The Dewalds were never huge purchasers of goods, only picking up a few household décor items, but they visited weekly to eat fresh food, enjoy whatever entertainment happened to be on site and just hang out.

"It was always something different there. We want new ideas and people who are doing something out of the box," Nick says.

Last fall, the Dewalds decided to move back to Cincinnati to live more affordably and be closer to family. Nick got a job at the downtown architecture firm Michael Schuster Associates and Lindsay now manages the Spotted Goose children's boutique in Oakley. They were quickly swept up in the energy of their community, and came up with the plan for the flea market after attending the Crafty Supermarket in Northside last November.

"They had redefined the word craft show," Lindsay says. "We want to redefine the flea market."

The Dewalds set up an LLC earlier this year and have been communicating with vendors for several weeks. Though they've mapped out the site, they're still finalizing details with Kroger, the lot's owner. They've yet to set a price for a booth. Vendors can charge whatever they wish for the goods they sell.

Markets will be held from 11 a.m. to 5 p.m. June 4, July 9, August 6 and September 2. If successful, the Dewalds expect to offer indoor winter markets and expand to more dates in 2012.

"We want to get vendors excited and help them make some money. Then next year, it can grow," Nick says.

The Dewalds blog regularly about flea markets, buying local and urban renewal on their website, www.thecityflea.com[http://www.thecityflea.com]. Check there for updates, vendor details and contact information.

Share your thoughts and story ideas with me via Twitter @laurabaverman or email lbaverman@enquirer.com.
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Joe Gray looks back on a city that has blossomed ; After 10 years on the job, the well-respected leader also describes the challenges in Portland's path. 

By J. HEMMERDINGER Staff Writer

11 February 2011

At the end of his decade as city manager, Joe Gray says some things never change.

The architecture along Congress Street, for instance.

But Gray, speaking Thursday at the Portland Regional Chamber's monthly breakfast, said Portland has changed where it counts, evolving in the past 40 years from a relatively isolated town into a diverse, connected and culturally rich city.

Gray, who took an urban planning job in Portland in 1969, is retiring from the city's top job today.

He told the several hundred businesspeople who attended the breakfast that when he came to Portland, he arrived on now-defunct Northeast Airlines, which was the only passenger carrier operating out of Portland. The city had limited bus service, and Interstate 295 had not been built.

Today, buses provide hourly service to Boston, and seven airlines fly 45 times daily out of the Portland International Jetport, which is in the midst of a $75 million expansion, he said.

Gray praised Portland's rich arts community, its three professional sports teams and its nationally recognized restaurant scene.

And he said Portland's diverse population is one of the city's greatest assets.

Through the years, he said, Portland has retained its character thanks to effective planning.

"We didn't tear down the architectural fabric of the town," he said, unlike other cities in the Northeast that went through urban renewal in the 1960s.

Chris Hall, senior vice president of government affairs for the Portland Regional Chamber, called Gray's presentation one of the best in five years.

"He did a great job portraying the progress of the city. Sometimes you lose sight of that, with the day-to-day concerns everyone has," Hall said.

Gray also discussed Portland's evolving economy, which he said is increasingly reliant on tourism and life science and biotechnology firms, and less tied to manufacturing.

And he said the next city manager must form a partnership and have "good chemistry" with the city's popularly elected, full-time mayor, a post that Portland voters approved in November.

Gray also discussed Portland's future and upcoming challenges.

He described as "problematic" the city's reliance on property taxes to fund its government, programs and facilities, such as the Barron Center, which provides long-term care to the elderly.

"We run a number of operations for a city our size," he said in an interview.

"It adds to the cost of local government. It's important, but it costs money."

Gray is hopeful that the state will one day grant Portland the right to impose new revenue-generating taxes, which he said could help pay for capital investments and fund the operating budget.

Hall characterized Gray as a well-respected leader.

"I think Joe has overcome the friction everyone experiences as city manager, and he has worked toward longer goals. It's like managing a baseball team - the complaints mount up," he said. "I think Joe ... has worked toward longer goals, and the payoff was in (his) presentation of progress."

Staff Writer Jonathan Hemmerdinger can be reached at 791-6316 or at:

jhemmerdinger@mainetoday.com

Caption: Tim Greenway/Staff Photographer Joe Gray, retiring after 10 years as Portland's city manager, takes care of some final paperwork in his City Hall office on Thursday. Tim Greenway Staff Photographer Eric Labelle, left, Portland's assistant director for the department of public services, says goodbye to Joe Gray, retiring Portland city manager, in his office at City Hall on Thursday. According to Gray, Portland has benefitted by building its economic ties to tourism and biotechnology. 
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Oregon City re-energizes once-derailed Cove project 

STEVE MAYES; The Oregonian 

22 October 2010

SUMMARY: Development | The $160 million residential-commercial deal could be back on track, along with The Rivers mall
One of the biggest real estate projects in the Portland area got a new lease on life Wednesday night when Oregon City's urban renewal commission gave developers of The Cove more time to get their $160 million deal back on track.

The city also is pushing ahead with a major shopping mall known as The Rivers. The urban renewal commission is close to signing an agreement with the developer of the 650,000-square-foot mall and will discuss the deal next month.

The projects were launched before the economy soured.

"If not for the recession, I'd say both projects would be done by now or well on the way," said David Leland, the city's economic development consultant.

The Cove, a residential-commercial project to be built primarily on city-owned land around a lagoon, derailed this year.

The developer, Clackamette Cove LLC, was unable to follow through with a requirement to build a 220-unit apartment complex, the first phase of a center that is to include condominiums, restaurants, office buildings and a marina.

The commission terminated the contract with Clackamette Cove on Wednesday but agreed to reinstate the contract if the developer can fulfill the unmet terms by Oct. 1, 2011.

Specifically, Clackamette Cove partners Ed Darrow, Randy Tyler and Todd Woodley must start building the apartments, secure enough money to complete the work and comply with all terms in the original contract.

Darrow said the commission's action provides assurances to lenders and he expects to start construction next summer. The apartments have been designed and approved by the city; now it's a matter of getting the loan and a building permit, he said.

Things fell apart when the company that was to build the apartments, Slayden Construction, a firm Woodley co-owns, got involved in a real estate dispute and failed to purchase a privately owned portion of the land needed for the project.

The property has been purchased and Slayden is ready to perform as promised, Darrow said.

Critics of The Cove said the project is too risky. They said it doesn't make sense to commit millions in public money when demand for housing and office space is weak and new Portland condos are at fire-sale prices.

Darrow said he has no immediate plans to build condos. "The market for apartments is valid," he added.

The urban renewal commission also gave Darrow and his partners some leeway.

They could substitute an office building for the apartments, provided the building is of comparable value. Darrow said he is talking to businesses that want their own buildings but declined to name them.

The city got a $10 million line of credit to pay for planning and public improvements at The Cove and spent about $3 million. The remaining $7 million would pay for preparing the entire site, roads, utility lines and public amenities.

Oregon City Commissioners Jim Nicita and Rocky Smith Jr. have criticized the city's spending, noting that it paid about $215,000 in fees to a company that Darrow and Tyler operate.

Meanwhile, a second major Oregon City project, the 650,000-square-foot shopping mall known as The Rivers, is still moving ahead, city officials said. The urban renewal commission will discuss a development agreement with CenterCal Properties next month.

CenterCal's developments include Bridgeport Village in Tualatin and Cascade Station near Portland International Airport.

"We continue to have strong tenant interest," said CenterCal President Fred Bruning.

Bruning and Oregon City's city manager, David Frasher, said recently that Cabela's, a Nebraska-based retailer, is considering a store at The Rivers.

Reeling in Cabela's, a Disneyland for outdoor enthusiasts, would be a big prize. The company is known for drawing shoppers from a wide area with showrooms containing attractions such as archery ranges, huge aquariums and indoor mountains.

Asked about Cabela's interest in an Oregon City store, company spokesman Joe Arterburn said he had "nothing to comment on."

The Rivers would add more retail space to the Portland area than everything completed in 2009 and this year, Leland said.

Steve Mayes: 503-294-5916 stevemayes@news.oregonian.com
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Reviving downtown Bangor Influx of new businesses, residents creating excitement and optimism 

EMILY BURNHAM OF THE NEWS STAFF

22 January 2010

Editor's Note: This is the first in a two-part series examining downtown Bangor

Ten years and 23 days ago, Adam Goode was celebrating the end of the 20th century with friends at the New Moon Cafe, then located on Main Street across from West Market Square downtown. While Goode, a junior at Bangor High School at the time, was enjoying live music in the company of fellow Bangorians, the scene outside the door was desolate.

"It was the millennium. It was 1999 into 2000, one of the biggest New Year's celebrations ever. You think, wow, this is going to be a huge night, right?" said Goode, now 26 and a state representative for Bangor, District 15. "Aside from the New Moon, there was absolutely no one in downtown Bangor. It was dead. Nothing was open. The streets were empty."

To ring in 2010, more than 2,000 people flooded a closed-off West Market Square and Main Street to watch the downtown Bangor ball drop, contradance, check out local bands and grab a cocktail with friends. The downtown Bangor of 2010 is a place bustling with new businesses, new people and new life.

Ask those who live or work downtown and they'll tell you Bangor has changed a lot over the past decade. New organizations, businesses and residents have opened formerly shuttered windows and taken down for-lease signs, creating a thriving, growing city center that boasts a variety of shopping, dining, arts and entertainment opportunities.

Downtown doesn't go to bed at 5 p.m. anymore. On any given night, diners fill restaurants, local bands play at bars and people travel on foot to various destinations. Even in the winter.

"I came downtown the other night, and I couldn't park in front of my own store," said Brad Ryder, owner of the Central Street business Epic Sports, now in its 13th year of operation. "This wasn't on a weekend or during a big downtown event, either. This was a weeknight. People were out and about. That unquestionably says something to me."

Decisions made by city officials over the past decade helped usher in this nascent renaissance. Within a few years, definable results set the stage for the influx of new businesses and residents. The continued vitality of life downtown, however, is largely dependent upon an active and engaged community of people - many of them in their 20s and 30s - who want to live, work and create in the Queen City.

Strategic enhancements

The urban renewal movement of the late 1960s decimated downtown Bangor. Beginning in the 1970s, the city's economic focus was on building up the Bangor Mall area. Downtown was left to languish in the shadow of the Mall.

Real change began in 1999.

"There was an overall strategy put in place when I was on city council 10 years ago," said Mike Aube, president and CEO of Eastern Maine Development Corp., who served on the Bangor City Council at that time. "Policies were made that directly addressed how we could enhance downtown. It was one of the most important decisions the council ever made, I think."

The city decided to buy from several landlords two large, historic buildings that had been empty for decades and to commit funds to the development of two major cultural organizations in downtown.

"Ten years ago, the City Council decided they wanted to do something big for downtown," said former Bangor Mayor John Rohman, who served on the council with Aube. "They wanted to give it a much- needed jolt and increase the tax base."

The Freese's building on Main Street, still owned by the city, now houses the Maine Discovery Museum and housing for the elderly. The W.T. Grant building at the corner of Central and Hammond streets is the home of Epic Sports and the University of Maine System offices, and both now own their spaces. The University of Maine Museum of Art, which was partially funded by the city, is located at Norumbega Hall as is Eastern Maine Development Corp. EMDC purchased the building in 2005 from the Connecticut-based Couri Foundation.

By 2002, downtown housed an art museum, a children's museum, a number of new businesses and two organizations - the University of Maine System and EMDC - that immediately brought new employees and patrons into the city.

"Having those cultural magnets downtown and building up a presence like that, was probably the most important thing we could have done for downtown," said Rohman. "Also, having the University of Maine as a presence downtown has been huge. We can never capitalize enough on people from the university - staff, students or otherwise - coming here. They are an absolutely vital resource we should be courting much more than we do even now."

Downtown Bangor was becoming a destination that anyone could visit and enjoy.

"When the EMDC offices were on Franklin Street, the real economic interest for Bangor was located anywhere but downtown," said Aube. "If we had clients working with us, we actively avoided going downtown. We'd run them past, not through. Now we ask them what kind of food they'd like to eat. We drive them around. We show downtown off. We're proud of it."

Purchasing and renovating vacant buildings downtown and then filling them with a wide variety of cultural and commercial ventures set the stage for the next big thing: bringing the National Folk Festival to Bangor.

"The Folk Festival probably never would have come to Bangor had we not made that initial investment in arts and culture in Bangor," said Rohman, who was chairman of the National Folk Festival during its three-year stay in Bangor. "The [Penobscot] Theatre, the museums, the Shakespeare Festival [held in the late 1990s on the waterfront], and all the progress we'd made definitely made Bangor the choice to host the festival. Without those things, it would not have happened."

The National Folk Festival, and the American Folk Festival that grew out of it, gave Bangor something vital but not easily measured: a self-esteem boost.

"I think it certainly provided a sense among the average Bangor resident of, 'Wow, this can happen here.' I think people thought that if they can pull the Folk Festival off, then maybe other things, even on a much smaller scale, were possible. The KahBang Festival certainly wouldn't have happened if the Folk Festival hadn't happened," said Rohman.

The KahBang Festival, an outdoor concert held in August 2009 produced and promoted by Bangor-based West Market Productions, brought more than 1,000 paying music fans to the Bangor waterfront to hear a variety of indie rock bands. A greatly expanded festival will be held Aug. 6-14 this year, incorporating more bands and a film festival.

That "Wow, this can happen here" element, according to downtown devotees, comes from a growing resource: the people who live and work here.

A collaborative spirit

Laura Albin and Melissa Chaiken risked a lot last spring when they signed a lease for space at 84 Hammond St., one of the old Bangor Furniture buildings renovated in the late 1990s. Albin, 29, and Chaiken, 26, had long worked as a maitre d' and a chef, but neither had owned a business. Were they ready for it? Was Bangor ready for them?

You'd be hard-pressed to walk in off the street and get a table at the Fiddlehead Restaurant on a Friday night when Albin is running the front of the house and Chaiken is in her kitchen, cooking elegant, Asian-influenced bistro food. Will it be the ginger- infused chicken with lotus root and rice porridge? Or will it be the bouillabaisse?

"Bangor is nothing like it was when I moved back here in 2005," said Albin, a Skowhegan native. "It seems like more mid- to late 20s and early to mid-30s people are moving back here or are just moving here, period. It doesn't seem like a locals versus outsiders war. People are very friendly to everyone, local or not. People tend to be fairly comfortable with each other."

Comfortable with each other, and supportive of one another. When Fiddlehead opened last August, Albin recalls people dropping in just to wish her well, even if they couldn't get a table.

When Central Street lunch spot Giacomo's temporarily shut down in February 2009 because of code enforcement issues, disappointed customers rallied together to help bring it back - fully renovated and reinvigorated.

Gibran Graham, organizer of Bangor's comic convention BangPop and the "Big Lebowski" celebration, even went so far as to organize the Bangor Lunch Mob over the winter and spring of 2009. Graham used the power of Facebook and Twitter to bring "mobs" of hungry Bangorians into a different downtown lunch spot each week.

"People show so much support for places," said Albin. "I remember I ran out of straws the other week, and John Dobbs from Paddy's brought up a box for us. People do things like that. Where else does that happen?"

The collaborative spirit is reflected in multiple ways. The Downtown Bangor Art Walks, which began in the fall of 2008, bring together the UM Art Museum, local galleries, artists' studios and businesses to showcase the arts scene downtown.

The Square is a coalition of six late-night eating and drinking establishments surrounding West Market Square - Paddy Murphy's, the Whig & Courier, the Reverend Noble Pub, Ipanema, the Thai Siam Lounge and Giacomo's - that work together on events and share resources.

City sponsored events, such as the Downtown Countdown and the holiday shopping days, bring people together to see what downtown has to offer.

Nineteen businesses have opened downtown in the past five years and are still operating. Others have come and gone, but there remain 10 restaurants and bars, five retail stores, a music studio, a hair salon, a tattoo studio, a yoga studio and a fitness center that chose downtown Bangor as the place to do business.

"This is a really corny phrase, but I think the sleeping giant is starting to wake up a little," said Brad Ryder. "Downtown has been dormant for so long, aside from a few standbys like the Grasshopper [Shop] and Rebecca's. It's time for this area to get going. I always think back to John Rohman's efforts to bring the museums downtown. He was right about it. And darn it, it's coming around."

Creating a unique identity

National chain stores are the same in every community. Locally owned shops in downtown areas vary from city to city - and shoppers seeking a unique experience know where to look.

By day, downtown Bangor supports a small but healthy collection of shops. Downtown anchors such as The Grasshopper Shop, Best Bib & Tucker, Rebecca's and Epic Sports have long weathered the economic ups and downs. Newer businesses such as American Retro, Metropolitan Soul, Bella Luna Boutique and the by-appointment Maureen Elizabeth Handbags have moved into town in the past five years.

"I have definitely seen an interest in people not only wanting to shop locally, but also wanting to buy stuff that's made locally," said Heather Van Frankenhuyzen, who opened Bella Luna Boutique on Main Street in 2007. "I carry so much stuff made by local clothing and jewelry designers, and we sell a lot of it, too. I can't keep [Orono designer] Jessie Sader's stuff on the racks."

Van Frankenhuyzen, who moved from Seattle to Bangor four years ago with her husband, Ahmed Abdel El-Mageed, missed working in retail and did not, under any circumstances, want to open a store in the Mall area. Downtown was it. In the two years since opening her shop, she has found that her customers are far more savvy than she had expected.

"I think people might underestimate the people here in Bangor," she said. "I think they're a lot more hip and aware than some might realize. I mean, take a look at the people downtown. They're kind of plugged in, you know? They don't want to do all their shopping and eating and living at the big-box stores and chain restaurants. They want that local feel."

Rick Schweikert, owner of the Grasshopper Shop, echoed that sentiment.

"It turned out for us that we had the best Christmas season we've ever had this past December," said Schweikert, who has run his funky gift and clothing shop downtown for more than 20 years. "I think there's a real sense of wanting to shop local and keep money in Maine. That really made a big impact for us."

Jira Rustana, 22, opened the Tha1 Lounge on Main Street in July 2009. The son of Thai Siam restaurant owner Chinda Rustana, he returned to Bangor from California after he finished at the Art Institute of Santa Monica, where he studied film and where, by night, he worked in swanky nightclubs.

Initially Rustana didn't think a smaller dance club, such as ones he worked at in California, would work in Bangor. After turning 21, going out in downtown Bangor, and seeing the growing numbers of young, hip bar patrons, he realized it might not be so far-fetched after all. He renovated the long-empty space adjacent to Thai Siam and opened his business last summer. He now has to turn people away on the weekends when disc jockeys Dan Flannery and Les Rhoda attract crowds of dancers.

"I honestly thought I'd have more of a business-casual crowd," said Rustana. "But apparently Bangor really, really needed a place like this. I think it can support even more businesses like this, as well as more retail. If we can do it, anyone can do it."

After living in upstate New York, Phoenix, Ariz., and St. Louis, Mo., Bangor native Mallory Bruns moved back to Bangor in 2008. Much to her surprise, she has found she likes it here and has had success making and marketing her clothing line, Sophronia Designs. Her clothing can be purchased at Bella Luna Boutique, and she has been a contributor to fashion shows, including ones at Luna Bar & Grille and the West Market Festival held downtown each June.

For Bruns, 24, Bangor is a perfect place to start a business. The small population and the growing sense of community downtown create a natural incubator. Many things larger communities take for granted - multitudes of artists, designers, bands and restaurants - are still new, untested and exciting in Bangor.

"I get bored easily. I need things to do all the time. And I think in Bangor you can just do something and not many people are going to hold you back," she said. "You can be the first person to do something here, and it'll definitely make an impact. That level of, like, jadedness isn't here. It's still new and exciting to us. There isn't a lot of pretentiousness here."

Bruns is still surprised she is living here and liking it.

"I think, in the past, it was looked on as kind of lame if you stayed in Bangor," Bruns said. "You were supposed to move away and not be here, because there was just something inherently not cool about Bangor. But I don't feel that way, and I don't think many of my friends feel that way. Bangor kind of rocks now."

John Dobbs, 37, unveiled the cozy, inviting, Irish-themed Paddy Murphy's Pub in March 2007. He moved to the Bangor area nearly 20 years ago, and he knew early on he didn't want to leave.

"I believe in Bangor. I believe in the area itself. I can only answer for myself, but I can't think of a better place to raise my family and own a business," said Dobbs. "I'm one of those people who would usually be part of the brain drain. I came here from Ohio to go to UMaine. But I stuck around. I didn't want to move out of state or go to Portland. I wanted to be here."

Next: What downtown Bangor still needs to reach its potential.

Downtown Bangor events, 2010

March 17

Downtown St. Patrick's Day celebrations

April 17

Kenduskeag Stream Canoe Race

June 10-July 29

Outdoor Market and Cool Sounds concert series

June 21-July 3

Penobscot Theatre's Fourth Annual Northern Writes Short Play Festival

Late June-early July

River City Cinema's annual outdoor movie series

July 4

Bangor 4th of July celebrations

July

Lebowski Bowl-a-Rama, Penobscot River Revival

Aug. 6-14

KahBang Music, Film and Art Festival

Aug. 27-29

American Folk Festival on the Bangor Waterfront

September

BangPop Comic Convention

October

Bangor Oktoberfest

Oct. 31

Downtown Halloween celebrations

Dec. 4

Festival of Lights Parade

Dec. 31

Downtown Countdown

____________________________________________________________________________
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A Remedy for Renewal Bangor slowly rediscovers the value of its past, but it takes some plucky people and a new ordinance to help 

TOM MCCORD OF THE NEWS STAFF
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ON THE THRESHOLD The Story of Bangor's Urban Renewal

Christina Baker remembers bundling her 3-year-old daughter into the car on the morning of May 23, 1975, and rushing down to Valley Avenue in Bangor, ready to stop a bulldozer.

Two years earlier, she and her husband, Bill, had stood by, watching the demolition of Bangor's Bijou Theater as part of the city's nearly 10-year-old urban renewal program. They collected a few bricks that day and went home.

Baker couldn't forget it.

In 1975, when she read of plans to demolish the city's last remaining sawmill, a ramshackle red-brick building along Kenduskeag Stream, Baker decided to launch a petition drive to keep Morse's Mill from becoming another wrecking ball Bijou.

She walked around her Bangor neighborhood and outside stores, collecting signatures. Then she started hearing from people, including some socially prominent women in Bangor.

"These people began to call and say, basically, 'We've been waiting for someone to speak out,'" Baker recalled. While Morse's Mill was not, properly speaking, part of the federally supported urban renewal

program, it was a highly visible connection to the city's lumbering past - a connection that urban renewal seemed to be eliminating.

"The day came that the bulldozer was down at the site," said Baker, who is retired and lives in

Bass Harbor. "And $500 was needed to stop the ball-and-crane. And I put out a call and people were at my door with hundred-dollar bills."

Baker parked across the street from the mill, then ran over, "waving my bills." But a corner of the building was already gone.

Morse's Mill was demolished and a parking lot put in its place. It's still there.

But Baker's petition drive and a series of steps shortly afterward became a serendipitous moment in Bangor's long effort to cross the threshold into something new, something modern. By 1977, the city had taken its first big steps toward including preservation, not just demolition, as an option for urban renewal.

"Bangor actually passed what I consider to be the first comprehensive municipal historic ordinance in the state," said Earle G. Shettleworth Jr., state historian since 2004. "That's not to say that some other communities had not adopted local historic preservation ordinances. But the Bangor ordinance was and still is one of the finest, most well-crafted, most well-structured ordinances to protect historic areas and individual buildings in a municipality in Maine."

The preservation ordinance was a reaction to about 20 years of steps taken to eradicate poor housing and commercial deterioration in Bangor, a city of 30,000 whose existence had been closely linked to its location at head of tide on the Penobscot River at Kenduskeag Stream. Complicating matters was the explosive growth of Dow Air Force Base in the early 1950s - and its closure by 1968.

In effect, the city's leaders attempted a triple play: upgrade housing, revive the downtown commercial district, and reshape a 2,000-acre air base for civilian uses. It wasn't easy.

The city's first comprehensive plan, called the Master Plan of 1951, had condemned Bangor's "crazy quilt" pattern of houses, stores, junkyards, warehouses and apartment buildings.

In 1958, city voters agreed to create the Bangor Urban Renewal Authority, which could buy and sell properties and funnel millions of federal aid dollars. The authority narrowed Kenduskeag Stream downtown to add more parking spaces, and in 1962, after another referendum, it launched its first big project: "renewal" of the 132- acre Stillwater Park neighborhood between Mount Hope and Stillwater avenues. There, it bought or took by condemnation 218 parcels and relocated 69 families and four businesses.

Among the displaced was Jay O'Loughlin, who ran a greenhouse and flower business on Mount Hope Avenue. His daughter, Jane O'Loughlin French, said her late father hired a lawyer to fight it. "It caused him a lot of stress," she said.

"Someone somewhere decided that, well, these people can get moved," French recalled. "I don't know as they ever bought any better place to live in. ... It was just. 'Let's clear-cut. Resell it. And now it will be a better tax base."

Construction of the first urban renewal home in Stillwater Park began in 1966, and French's family managed to hold on to an acre. But the pain remains.

An Urban Renewal Authority publication in 1968, summarizing 10 years of work, pointed out a paradox in housing renewal: Remaking neighborhoods on a large scale was inhibited by "the lack of sufficient available standard housing in which to move great numbers of families."

Part of the city's concern about housing stemmed from the Air Force's decision in the 1950s to ratchet up its Dow Air Force Base in Bangor into a Strategic Air Command installation.

By the early 1960s, 4,500 Air Force personnel - along with 8,100 dependents and 462 civilians - were connected to Dow. At one point, 1,500 of the city's 7,500 public school pupils were Air Force kids.

Then the Department of Defense announced in 1964 that it would close the base by 1968, spurring the city to launch a distinctive kind of urban renewal: reuse of a Cold War air base.

From 1965 on, a city staff member coordinated Bangor's response to the Air Force's plans to close Dow. A city study concluded that Bangor could own and run a civilian airport at the former base if the federal government maintained the runways and lighting system. The Air National Guard maintained its presence at the airport, and that helped prod the Federal Aviation Administration to keep the control tower open 24 hours a day. Bangor International Airport opened July 1, 1968.

In an almost comical last-minute break, a federal official called then-City Manager Merle Goff to ask whether the city had an economic development project in the $1 million range that was near the final planning stage. "Stretching the truth considerably," Goff recalled years later, he spoke confidently to the official about the city's plans for its airport terminal. Then he learned that the proposal needed to be submitted in four days. "The staff worked on the application the entire weekend in the old City Hall," Goff told the Bangor Daily News in 1998. The city won the grant. And in 1972 the city dedicated its new passenger terminal.

Other portions of the air base - and 14 buildings - were turned over to the University of Maine, which wanted 2,000 students on a branch campus in 1968. And 118 buildings were earmarked for use in commercial development. On Oct. 30, 1968, General Electric Co. announced plans to locate on 9 acres and employ 130 workers in steam turbine projects.

Dow became a model for U.S. military base closures.

The Stillwater Park housing project was, in a sense, the kickoff to Bangor's third major urban renewal project of the 1960s: downtown. By 1964, the authority and its planners were arguing that a gross budget of $8.3 million would cover a five-year urban renewal program for 52 acres, including demolition of more than 100 buildings, construction of parking and resale of cleared land. The logic was to clear the way for new buildings that would raise the property valuations and draw shoppers away from the emerging strip shopping centers on Broadway and across the river in Brewer.

The new downtown would be oriented toward people, "a place of stores and shops, offices, restaurants, hotels, a convention center, banks, parking lots and parks, aesthetics and landscaping," according to a promotional brochure from 1964. Voters approved the plan that year 4,044 to 3,568, and a series of condemnations and demolitions occurred into the early 1970s.

Among the downtown buildings torn down: City Hall, dating from the 1890s; the Flat Iron Building, dating from the 1830s; the Penobscot Exchange Hotel, with portions dating from the 1820s; and the Bijou, rebuilt after the Great Fire of 1911.

Complicating the planners' hopes was the shift, in Bangor as well as in the rest of the nation, of retail from downtowns to outlying areas.

The opening of Bangor Mall on a 60-acre former dairy farm in October 1978 drew thousands of people. "The mall was a real 'wow' thing for the area," recalled its first director, Roy Daigle, in a 1997 interview. "From the time it broke ground in 1977, it was being hailed as the Second Coming or something."

When city government looked at the Bangor market in 1980, it reported that downtown urban renewal led to 230,000 square feet of new bank and office space, 20,500 square feet of restaurants, and 65,000 square feet of retail and service space, totaling $16 million in value.

On the other hand, 1.8 million square feet of shopping centers were built in the area between 1962 and 1978.

There had been this groundswell of inarticulate misery every time something came down," recalled architectural historian Deborah Thompson, who has documented Bangor's historical buildings.

After Thompson's neighbor Christina Baker had tried to stop the demolition of Morse's Mill in 1975, Thompson told Baker, "You can't stop now," Baker recalled.

So Baker, Thompson and a handful of others mapped a strategy to take stock of what Bangor still had - and how to preserve it.

"We sat around my round oak table in the dining room and plotted out a three-day workshop, where we would bring in experts from the region to speak to three different groups, the citizens, the businesspeople and the City Council," Baker said. "The meetings were filled to overflowing."

The Maine Historic Preservation Commission had just been established, and Shettleworth, then a 27-year-old architectural historian, was a staff member when the Baker-Thompson group got in touch.

First order of business was a survey of the city.

"And so for the entire summer of 1975, I spent a good deal of my time up in Bangor, creating a series of inventories of historic neighborhoods, house by house, street by street, to document these buildings, to identify where the most significant groupings of buildings were," Shettleworth said. It became known as the Bangor Historic Resources Inventory.

"It did have, I think, a very important effect on both private citizens and elected officials in the community in convincing people that, yes, Bangor had had a 1911 fire which had destroyed significant buildings in the downtown and, yes, Bangor had engaged in urban renewal and another large body of historic buildings were lost," Shettleworth said. "But ... there was still so much left. And there needed to be a local strategy to preserve those remaining resources."

The city historic preservation ordinance set up a panel, the Bangor Historic Preservation Commission, which identifies historic districts, landmarks and sites.

Shettleworth said Bangor's ordinance has teeth and is carefully crafted to follow "one of the best national standards," known as the secretary of the interior's standards for rehabilitation. He also cited effective local leadership as another factor in the city's success with the ordinance.

In the 30 years since its creation, the commission has been instrumental in designating nine historic districts in the city.

Meanwhile, federal rules were changing. Urban renewal by the 1970s had become dirty words, and the top-down style of controlling projects paid for primarily with federal dollars was under fire. In 1974, Congress passed the Housing and Community Development Act, which focused on use of block grants that have since become the standard form of federal aid for housing and renewal projects.

That led Bangor to a new era of projects, still relying heavily on federal dollars but allowing more local control.

Bangor took aim at its Hancock-York streets neighborhood, identified as far back as the 1951 Master Plan as a prime candidate for revival. About eight blocks long and two blocks wide, the Hancock-York redevelopment plan covered 194 structures - with 85 percent not meeting "minimum housing, building, electrical and plumbing code standards," according to a city report.

The city took years to arrange the project with a developer, but Hancock-York was just the first of a series: the Curve Street neighborhood (1979); the east side neighborhood (1980); the Center Street neighborhood (1983); the Garland-State streets neighborhood (1984); the west side neighborhood (1982), and more. A 2007 summary of the Community Development Block Grant program in Bangor counted $40 million filtered to the city for such projects since 1975.

Shettleworth said the federal government started giving more favorable treatment to rehabilitation of older properties - instead of demolition - around the period of the nation's bicentennial, 1976. And a federal tax credit gave extra incentive to rehabilitation. Maine began offering its own tax break in 1991.

"It's a federal urban strategy that is the direct opposite of urban renewal," Shettleworth said. "Number one, urban renewal gives you money from above and tells you to destroy and rebuild. The tax credit says, 'I'm offering the private sector, the private investor, the private entrepreneur, a benefit if he or she will properly rehabilitate a historic building.'"

Enter Bob Kelly.

In the early 1980s, Kelly shifted from work with hydropower (and serving as a Penobscot County commissioner) to rehabilitation of old buildings. He and his wife, Suzanne, are owners of House Revivers and have been recognized for their work by preservationist groups.

"When we started, there wasn't much going on," Bob Kelly said. "But the groundwork had been laid because there was a historic preservation ordinance in place and a lot of the buildings we renovated downtown were in existing historic districts. And that made it a lot easier for us to use the tax credits to attract investors."

Kelly, 62, said many of his investors are people who live in the Bangor area. "A lot of them are motivated by a desire to save the old buildings as much as anything," he said.

Beyond preservation of buildings, downtown Bangor suffered in the 1980s and into the 1990s from on-again, off-again questions about its purpose, focus and viability. Despite a series of consultants' reports, the core, as planners like to call it, was buffeted by conflicting ideas. Should downtown try to be like Freeport, Portland or none of the above?

"There was a sense that economic development was going to come up from the south," said Kathryn A. Hunt, of Starboard Leadership Consulting LLC, a Bangor-based firm that provides strategic planning and leadership development. "But we're not very proximate to Boston."

Hunt said it's possible for a community the size of Bangor to define its purpose by showing some imagination and courage. She recalled the naysaying she heard before Bangor began hosting the National (now American) Folk Festival in 2002.

Still, she said, "There's a precariousness to Bangor. It's holding on, but not necessarily gaining."

In recent years, a series of changes - including renovation of the Penobscot Theatre on Main Street, the opening of a range of eateries and watering holes, and an increase in the number of people living downtown - has enlivened the place.

"Downtown Bangor has benefited from a remarkable resurgence and renaissance - even in the past five years," said an admittedly biased Rep. Steven Butterfield, D-Bangor, who lives "in a beautifully and carefully restored apartment in a restored building" downtown, as he described it. "It's the perfect combination of small- town feel and big-city lifestyle."

Another factor was the creation in 1987 of what at first was called Bangor Center Management Corp., now known simply as Bangor Center Corp. An assessment on property owners in the downtown district provides some funding, and the city kicks in staff help.

Its president, Brian Ames, of Ames A/E, an architecture- engineering firm, said Bangor Center is working these days on marketing and promoting of long-term programs rather than one-time events to draw people downtown.

"It's much more directed, targeted than it has been," Ames said. In addition to efforts focused on signage and aesthetics, the center wants programs that keep people coming back to downtown Bangor - for concerts, an outdoor market, even holiday Santa workshops.

It's a shift that Christina Baker has noted, 35 years after her petition drive to save Morse's Mill.

"We still lament the buildings that are gone," Baker said. But she pointed out "that amazing photograph in the Bangor Daily News last week of 2,000 people downtown, celebrating New Year's Eve." Her husband told her it looked like a Norman Rockwell painting.

"The fabric of the downtown is there," Baker said. "And it's a thrill to know that we have this now."
# # #
Bellevue's Bed-Red Corridor is expected to change from light industrial and retail use to more mixed use that includes transit.








