
August 30,2005 

Wellington 

Mr. Erik Hansen 
City of Minneapolis-CPED 
105 Fifth Avenue South, suite 200 
Minneapolis, Minnesota 55401 

Re: WMl's Response to RFP for Penn and Lowry Avenues 

Dear Erik, 

Wellington Management, Inc. is pleased to respond to the City of Minneapolis, 
Community Planning and Economic Development's Request for Redevelopment 
Proposals for City Owned Real Property at Penn and Lowry Avenues North. 

As part of WMl's response to the RFP for the Penn Lowry site, 1 have provided 
directly to Director Sheehy the financial statements of Wellington Management, 
Inc., as well as certain additional financial information. Additionally, in the 
appendices to WMl's RFP response, I have provided various purchase 
agreements and leases for the property proposed to be included in WMl's Penn- 
Lowry Crossing project. Certain confidential terms and conditions have been 
deleted from these documents but may be requested by Mr. Sheehy and if 
requested, will be provided confidentially for his review. 

WMI is excited about the redevelopment possibilities for Penn and Lowry. With 
over three million square feet of commercial space in 75 buildings, WMI knows 
how to develop property. WMI is known for its creative solutions and is 
committed to philanthropy and community service. WMl's experience includes 
commercial, retail, service and residential properties and WMI is prepared to 
move fotward with its proposed development, Penn-Lowry Crossing, following 
citizen input and selection by the City. 

Thank you. 

Sincerely, 

Stephen B. Wellington, Jr. 
President 

Development, Leasing & Property Management 
1625 Energy Park Drive, Suik 100, St. Paul, MN 551 08 (651) 292-9861 Fax (651) 292-0072 
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Wellington Management, Inc.   

Wellington Management, Inc. (WMI) is a full service commercial and residential real estate 

development firm based in St. Paul, Minnesota.  The company provides property management, 

leasing, and development services for office buildings, retail centers, and industrial properties 

throughout the Twin Cities metropolitan area. In addition, WMI has developed over 300 

residential condominium units during the past three years. WMI is responding to the City of 

Minneapolis’ Request for Redevelopment Proposals for City Owned Real Property at Penn and 

Lowry Avenues North as the developer of Penn-Lowry Crossing. In addition, WMI will provide 

property management services in conjunction with the services of Pope Associates, Inc. as 

architects and United Properties as leasing agent.  Trudy Richter, Richardson, Richter and 

Associates, will assist as Project Consultant.  

 I 
ntroduction 
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 P 
roposed Development 

 
 

Description of Proposed Development: Penn-Lowry Crossing 

WMI’s approach reflects its standard practice of providing high quality and responsive 

development options to its clients. Key to WMI’s proposal is the commitment by ALDI Inc. to 

locate a grocery store in a new 15,400 square foot building at the intersection of Penn and Lowry. 

A grocery story is desirable for the neighborhood and the ALDI Inc. name is synonymous with 

high quality and great value products. ALDI Inc.’s goal is to provide customers with the products 

they buy regularly, to ensure those products are of market leading quality, and to offer them at 

guaranteed low prices.  

 
As described further below, WMI has also taken care to incorporate in its redevelopment plan 

proposal space for the existing businesses present at Lowry and Penn. 

 

Plan A:  
WMI has included in its preferred redevelopment plan schematics, Plan A (Appendix A) all five 

parcels required by the RFP. In addition, WMI has also included in Plan A the following additional 

properties: 

 

• A single family residence, located at 3101 Oliver Avenue North. The current owners of 

this property have entered into a purchase agreement with the WMI development team 

(see Appendix B: Purchase Agreement for 3101 Oliver Avenue North. 

 

• Two additional single family residences located at 3107 Oliver Avenue and 3111 Oliver 

Avenue. The development team has had preliminary discussions with the owners of 

these two properties and feels confident that mutually satisfactory agreements can be 

negotiated with the owners of these two properties.  

 

• The City-owned vacant lot located at 3027 Oliver Avenue. City staff has indicated that it 

would be acceptable to include this lot located immediately south of 3101 Oliver Avenue, 

which is under contract to WMI, as part of this RFP response. WMI recognizes that site 

control would only occur after action by CPED and the City of Minneapolis and that no 

formal agreement exists concerning the disposition of this property.  
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• The “Family Dollar Store commercial building”. WMI has entered into a binding purchase 

agreement with  Consolidated Investment Properties, C.I.P., Inc. on acceptable terms for 

purchasing 3010 Penn Avenue North  (Appendix B: Agreement to Purchase with Robert 

and Susan Rappaport).   

 

WMI has assumed site control of all these properties in Plan A.  As indicated, WMI has taken 

care to incorporate existing businesses present at Lowry and Penn. Family Dollar would remain in 

its location and would be joined by Resources, Inc. which would relocate into approximately 7,000 

square feet adjoining Family Dollar.   North End Hardware would be offered the opportunity to 

relocate in a new 6,500 s.f. building to be constructed at the Penn-Lowry corner. Immediately 

adjacent to the proposed new ALDI Inc. grocery store approximately 3600 s.f. of additional side 

shop retail space would be developed.  (Appendix B: ALDI Inc. lease proposal; Resources, Inc. 

lease proposal). 

 

Any storm water management needs are assumed to be accommodated through the City’s 

existing storm water system. 

 

Penn-Lowry Crossing would completely transform the southeast corner of this intersection into a 

vibrant retail center. Three large retailers would “anchor” this new retail center –ALDI Inc.,   

Family Dollar and North End Hardware. The combination of these three strong tenants would 

provide the critical mass for a successful retail center. This re-energized hub of retail activity 

would likely spur new investment on the other three corners of this intersection and would provide 

a strong sense of “place” to this important commercial node. Furthermore, when this new retail 

development is combined with the proposed transportation improvements along both Penn and 

Lowry, the desired transformation of this commercial center will be assured.    

 

Net Rents:   
The estimated net rents for the proposed 39,500 s.f. retail center would be as follows: 

 

1. ALDI Inc.– 15,400 s.f. at $14.75/s.f. 

2. Hardware Store and other side shop new construction retail, 10,100 s.f. at  $12.00/s.f. 

3. Family Dollar Store, 7,000 s.f.   at  $9.00/s.f. 

4. Resource, Inc., 7,000 s.f.  at  $10.00/s.f. 

 
Parking: 

 Parking is indicated on the Plans in Appendix A. 
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Design Details:  
The design plans for the new Penn-Lowry Crossing 

involve brick exteriors with stucco accents, 

extensive landscaping, and brick detailing intended 

to recall the earlier days of north Minneapolis when 

the Penn-Lowry corner was the center of this 

neighborhood’s retail activity. 

 

Other design details of Penn-Lowry Crossing 

include: neighborhood oriented businesses, that 

are “destination” businesses,  community green space and plaza, well lighted parking including 

pedestrian scale lighting; short term retail parking, bicycle parking facilities and pavers on the 

plaza. An effort has been made to connect the proposed transit stop pedestrian improvements 

with the new retail center so that this project can provide an attractive way to accommodate both 

pedestrian and vehicular traffic.  

 

Alternative Plans:  
In addition to preferred Plan “A”, WMI has also included three alternate plans in Appendix A: 

• Plan B – Plan B assumes that the additional two houses along Oliver cannot be acquired. 

This is certainly not the desired design scheme, but the development team wants the City 

to understand there is a design scheme in the event site control over property where no 

formal agreements presently exist is not possible. 

 

• Plan C – Plan C assumes that additional homes along Oliver (including 3001, 3007, 

30111, 3015, 3019 and 3023) can also be successfully acquired privately by WMI 

through mutually acceptable purchase agreements. This would enable an expansion of 

the proposed retail center.  Resource, Inc. could then be relocated to a new building 

along Oliver and a new restaurant tenant could occupy the south 7,000 s.f. of the Family 

Dollar Building.  

 

• Plan D – WMI has also taken the liberty of suggesting a “master plan” for the NW and SE 

quadrants with new multi-story housing developed on the NW corner. While this plan is 

somewhat speculative at present, it is intended to provide an image of what the future 

could be for this newly revitalized commercial center in north Minneapolis.  

 

1930s, Courtesy Minneapolis Public Library Collection 
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 P 
roject Team 

 
 
As indicated earlier, WMI is responding to the City’s Request for Redevelopment Proposals for 

City Owned Real Property at Penn and Lowry Avenues North as the developer. In addition, WMI 

will provide property management services in conjunction with the services of Pope Associates, 

Inc. as architects and United Properties as leasing agent.  

  

A. The Team and Similar Experience 

Wellington Management, Inc.  

With over three million square feet of commercial space in 75 buildings, WMI knows how to 

develop and manage commercial property. WMI is known for its creative solutions and is 

committed to philanthropy and community service. WMI’s experience includes commercial, retail, 

service and residential properties.  A good example of WMI’s expansion into residential market 

development is The Metro Lofts project. WMI recently began construction of a 5 story, 67 unit 

condominium project on University Avenue.  The Metro Lofts that are now available for sale range 

from $166,000 to the highest priced at $250,000.  These include both one and two bedroom 

homes with a variety of floor plans. Most of the loft homes feature 10-foot ceilings and open floor 

plans.    Along with the 67 condominium units, The Metro Lofts will include over 6,000 square feet 

of retail space.   
 

WMI’s four guiding principles are service, creativity, ethics, and persistence. WMI is proud of its 

full-service approach, and routinely handles site selection, city approvals, project financing,  and 

construction and leasing services for its development projects. WMI intends to provide property 

management services to the tenants of the redevelopment plan.  

 

 

Wellington Management, Inc. 
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Similar Project Experience includes:   

Hi-Lake Center 
2106 - 2218 East Lake Street  
Minneapolis MN 55407 
 
Wellington Management, Inc. is one of a handful of developers revitalizing the Lake 

Street neighborhoods.  Hi-Lake Shopping Center, which includes 127,500 square feet of 

retail space in eight acres, is located directly adjacent to the Lake St./Midtown Hiawatha 

Line LRT Station.  Wellington Management, Inc. purchased the shopping center in 

September 2004 and immediately began a $4,000,000 renovation which included a new 

canopy, façade, storefronts, parking lot and landscaping, among other improvements.  

In the proposed second phase of the Hi-Lake project, WMI will construct a new ALDI Inc. 

grocery store, 36 residential condominium units and a new Subway restaurant and   

Starbucks Coffee Shop. This $8.0 million project will complete the $12.0 redevelopment 

of this important retail center in south Minneapolis. This project provides an excellent and 

complementary addition to the new Lake Street LRT Station and the Mid-Town YWCA.    

Lexington Park  

The first phase of this 8.6 acre site at Lexington and 

University Avenues in St. Paul is under construction. A new 

15,400 s.f. ALDI Inc. grocery store will open in November 

2005. In addition, a new 12,000 s.f. TCF branch bank has just 

started construction, and a new 80,000 s.f. office building to provide an administrative 

service center for the Wilder Foundation is set for development in 2006. A second phase 

of this project will include approximately 150 housing units.   

Drake Building Redevelopment 

60 Plato Boulevard East  

St. Paul MN 55107 

The Drake "Marble" Building was built 100 years ago as a 

marble cutting and polishing plant on St. Paul's West Side, just across the Mississippi 

River from the St. Paul Central Business District. 

Now in a redevelopment area, the 83,182 square foot "Drake Building" has been 

renovated and converted by WMI in 2002 into some of the most unique office space St. 

Paul has to offer. Much of the distinctive historic character of this four-story building has 
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been retained. The south side of the building features a patio using original Plato 

Boulevard cobblestone street pavers. 

WMI continues to provide all leasing and property management services to the Drake.  

Emerald Gardens Condominiums 

WMI is in the final phase of its construction of 212 new loft 

homes and condominiums at Emerald Gardens on the border 

of Minneapolis and St. Paul.  This final phase completes the 

design plan that includes a neighborhood of new homes 

situated along tree-lined streets, blending well next to residential Prospect Park to the 

west.  Emerald Gardens was honored by University UNITED with its Project of the Year 

Award in 2003.   

Woodbury City Center Plaza 

8320 City Centre Drive  

Woodbury MN 55125 

Constructed in 1995, City Centre Plaza is a 32,000 square foot developed by WMI. The 

Centre has three retail buildings and is located at the intersection of Valley Creek Road 

and Radio Drive. Tenants include FedEx Kinko's Copy Center, Timberlodge Steakhouse, 

Bruegger's Bagel Bakery and Caribou Coffee, among others. WMI continues to provide 

leasing and property management services.  

Design details include earth tones with block glass and burgundy awnings, punctuated 

with metal-roofed towers. Landscaping includes a rock lined entry pond and festive 

signage. 

 North Oaks Village Center 

Village Center Drive  
North Oaks MN 55127 

 

WMI developed and continues to offer project management 

services to North Oaks Village Center, which is a specialty retail center located at the 

corner of Highway 96 and Hodgson Road in North Oaks. The center is part of a complex 

of high-quality office and retail facilities, all sharing a common design theme and set of 

amenities. 
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Panino's Restaurant, Taste of Scandinavia Bakery, Bruegger's Bagel, Caribou Coffee 

and Winestreet Spirits are just some of the retailers in North Oaks Village Center. Over 

35,000 cars per day cross this busy intersection that serves as a principal artery for the 

communities of North Oaks, Shoreview, Vadnais Heights and White Bear Lake. 

Pope Associates, Inc. 

Pope Associates, Inc. was founded in 1974.  The firm’s stability and success is due, in 

large part, to its ability to create successful, ongoing working relationships with clients, 

based on a commitment to provide, in each situation, a unique blend of the highest 

quality personnel and professional service.  Dedication to that commitment is confirmed 

by the long list of clients with whom we have completed multiple projects: Target 

Corporation, United Properties, Frauenshuh Companies, Carlson Real Estate, St. Paul 

Properties, Duke Realty Investments, Ceridian, US Bank, Seagate Technology, St. Paul 

Technical College, and many others.  

Today, Pope Associates, Inc. is one of the twenty-five largest architecture firms operating 

in Minnesota, and maintains registration in 32 other states. Our established specialization 

in healthcare, office, industrial, retail, education, housing and worship project types, 

coupled with unparalleled expertise in team project delivery, continues to fuel our growth. 

One of Pope Associates, Inc.’s principals takes ultimate responsibility for every project. 

The principal in charge directs the resources of the firm in the client’s interest, remaining 

involved, available, and accountable throughout the design and 

construction processes.  An experienced and skilled project manager is dedicated to 

each project, providing technical and administrative continuity from start to finish.  

Pope Associates, Inc. maintains an in-house Architectural and Interior Design staff 

capable of providing a complete array of design, documentation, budgeting, scheduling 

and project coordination services.  Civil, structural, mechanical, electrical engineering, 

and other needed services are provided through an established network of consulting 

relationships.  The full range of these resources are available to each of our clients, 

dictated only by the individual nature and requirements of each project. 

Pope Associates, Inc. recently has worked with WMI at Lexington and University where 

an ALDI Inc. store is under construction.  As architect for WMI’s Penn-Lowry Crossing, 

Pope Associates, Inc. has provided four schematics (Plans A-D) for the City’s 

consideration. Pope Associates, Inc. has responded to the RFP by including the 

community’s wishes for brick façade, gathering elements and neighborhood oriented 

structures. 
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Similar Project Experience (architectural services) includes:   

ALDI Inc. at Lexington Park (Lexington and University) 
 

ALDI Inc. has located a 15,500 sq. ft. grocery store at Lexington and University. Pope 

Associates, Inc. provided custom exterior designs for prototypical grocery store interiors 

as well as exterior design that combines the requirements specific to local needs with 

reinforcement of the ALDI Inc. brand image. 

 

Grand Place 
Grand Avenue is one of the St. Paul's most 

famous and popular shopping districts. The 

quaint shops that dot the avenue share a 

distinct look or, in many cases, operate out of 

homes converted for retail use.  

Grand Place, at a key intersection of the shopping district, accomplishes the challenge of 

creating a new structure that fits right into its older surroundings. The building provides 

flexible main level retail space with a concealed, two-level parking deck above, 

minimizing the traffic impact of the new shopping destination. The exterior materials, 

primarily brick, were chosen to blend in with the existing retail architecture and maintain 

the Grand Avenue scale. 

 
Cobalt Condominiums – Mixed Use Development 

Scheduled for completion in the fourth quarter of 

2006, the Cobalt Condominiums near downtown 

Minneapolis will become a new architectural 

landmark in its neighborhood. A contemporary and 

transparent design, the new building will offer trend-setting, upscale living spaces above 

street-level retail. 

 
Pope Associates, Inc. is creating a contemporary structure that combines housing, retail 

and structured parking in an efficient and flexible design. Lund’s Neighborhood Market 

will anchor the retail space, subleasing smaller spaces for restaurants, coffee shops or 

similar service providers. The residential units are accessible via private lobbies and 

elevators and connect to parking via a separate access. 
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United Properties, Inc.  

United Properties, Inc. has long been recognized as providing premier leasing services.  United 

Properties’ Vice President of Retail, Ned Rukavina, will provide leasing services for Penn-Lowry 

Crossing. Mr. Rukavina has 16 years experience representing a wide variety of retail clients 

including ALDI Inc., Brinker International, Chipotle Mexican Grill, Noodles and Company, 

Claddagh Irish Pub, Northern Tool and Hardware, Children’s World Learning Centers, Starbuck’s 

Coffee Company, FedEx, and  Kinko’s, among others.  

   
Working Together: 
 

WMI, Pope Associates, Inc. and United Properties, Inc. have worked together developing 

Lexington Park. 
 
WMI and Pope Associates, Inc. have worked together on a variety of projects, including Energy 

Park Financial Center, Minnesota Office Plaza and Bandana Square. 

 

United Properties, Inc. and Pope Associates, Inc. have worked together on ALDI Inc. stores in 

Savage, Richfield and on Franklin Street in Minneapolis.  
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B. References 

Wellington Management Inc. (WMI) 

• City of St. Paul – Susan Kimberly, Director Planning and Economic Development 
(651) 266-8989 

Numerous development projects including: Emerald Gardens, Metro Lofts, Drake 
Building, St. Anthony Park Bank Building, Park Crossing, Snelling Office Plaza, 
Lexington Park, and others. 

• City of Brooklyn Park – Bob Schreier – Director of Community Development 
(763) 424-8000 

• City of Woodbury – Mayor Bill Hargis 
(651) 714-3500 

WMI owns and manages sixteen commercial buildings in Woodbury. It has 
redeveloped Valley Creek Mall and Woodbury City Center – major retail projects in 
Woodbury. 

• Plymouth Congregational Church – Senior Minister – Jim Gertmenian 
(612) 871-7400 

• Commonbond Communities – Executive Director – Joe Errigo 
(952) 832-5369 

• Western State Bank -- William Sands, Chairman of the Board 
(651) 290-8100 

• US Bank – Kyle Hansen   (612) 303-6385 
 

• Family Housing Fund -- Tom Fulton 
(612) 375-9644 

 

C.  Lawsuits: None 
 

D. Spokesperson: WMI’s proposal will be led by Steve Wellington, President, of WMI. Mr. 

Wellington will negotiate all terms and conditions. All other team participants will work 

through Mr. Wellington with the City. 

 

E. Legal Structure of Development: WMI proposes to establish a limited liability 

corporation (LLC) to develop the project.  

F. Financial Statements: Have been submitted under separate cover directly to the CPED 

director. 

 

G. Certification of Design Consultants: See Appendix C. 
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apital Pro Forma 

 
 

PENN LOWRY PROJECT       
WELLINGTON MANGEMENT, INC.       
AUGUST 30, 2005       

        

SOURCES 
  
      

FIRST MORTGAGE FINANCING $4,278,667 80.00% Of appraised value 

DEVELOPER EQUITY $1,226,023     
ALDI Inc. CONTRIBUTION TO 
CONSTRUCTION $700,000     

TOTAL SOURCES $6,204,690     

        
USES       

ACQUISITION       

PRIMARY CITY PARCEL $239,690 city price   

EXISTING COMMERCIAL BLDG. $1,100,000 
signed 
p.a.   

3101, 3111, 3107  OLIVER , & city lot 
(3027 Oliver) $450,000 

signed 
p.a. for 3101, others, estimated 

TOTAL ACQUISITION  $1,789,690        
    

DEMO, ENVIR., SITE WORK       
DEMOLITION AND SITE 
PREPARATION $75,000     

UTILITIES AND STORM WATER $100,000     

ENVIRONMENTAL $50,000     
LANDSCAPING, PLAZAS, SITE 
AMENITIES $75,000     

TOTAL DEMO, ENVIR., SITE WORK $300,000     

        
CONSTRUCTION       
CONSTRUCTION OF RETAIL BLDG. 
#1 $2,250,000     
(ALDI Inc., PLUS 3,600 S.F. OF SIDE 
SHOPS)       
CONSTRUCTION OF RETAIL BLDG. 
#2 $650,000     
(PROPOSED 6,500 S.F. CORNER 
BLDG.)       
REMODEL OF FAMILY DOLLAR 
BUILDING $325,000     

TENANT IMPROVEMENTS $275,000     
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CONTINGENCY $50,000     

TOTAL CONSTRUCTION $3,550,000     

        
SOFT COSTS       

LEGAL $40,000     
ARCHITECTURAL AND 
ENGINEERING $115,000     

FINANCE FEES $35,000     

DEVELOPER FEES $125,000     

BROKERAGE FEES $110,000     

PROJECT MANAGEMENT $75,000     

TITLE AND CLOSING $15,000     

SURVEY $8,000     

ENVIRONMENTAL $6,000     

APPRAISAL $9,000     

INSURANCE  $7,000     

CONTINGENCY $20,000     

TOTAL SOFT COSTS $565,000     

        

TOTAL PROJECT COSTS $6,204,690     
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 O 
perating Pro Forma 

 
 

CASH FLOW ANALYSIS - YEAR #1             

  S.F. RENT/S.F. NET RENT       

ALDI, Inc. 15,400 $14.75 $227,150       

SIDE SHOPS, BLDG. #1 3,600 $12.00 $43,200       

BUILDING #2 6,500 $12.00 $78,000       

EXISTING BUILDING 14,000           

              

   FAMILY DOLLAR 7,000 $9.00 $63,000       

RESOURCE, INC. 7,000 $10.00 $70,000       

              

TOTALS 39,500   $481,350       

              
ESTIMATED VALUATION 
(APPRAISAL)             

CAP RATE 9.00%   $5,348,333       

      $135.40 per s.f.     

DEBT FINANCING             

PRINCPAL $4,278,667           

INTEREST 6.25%           

TERM 25           

PAYMENT $338,701           

DEBT COVERAGE 1.42           

              
RETURN ON EQUITY             

STABLIZED CASH FLOW $142,649           

VACANCY ALLOWANCE -$10,000           

ANNUAL RESERVES @3% OF NOI -$13,000           

NET CASH FLOW $119,649           

STABILIZED RETURN ON EQUITY, 
#1-#5 9.76%           
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IRR, 20 YEARS 
        
TWENTY YEAR CASH FLOW 
PROJECTION   1 2 3 4 5 
NET OPERATING INCOME   $481,350 $481,350 $481,350 $481,350 $481,350 

DEBT SERVICE   $338,701 $338,701 $338,701 $338,701 $338,701 

CASH FLOW AFTER FINANCING   $142,649 $142,649 $142,649 $142,649 $142,649 

RESERVES   $13,000 $13,000 $13,000 $13,000 $13,000 
ALLOWANCE FOR 
VACANCIES/BACKFILLS   $10,000 $10,000 $10,000 $10,000 $10,000 

NET CASH FLOW   $119,649 $119,649 $119,649 $119,649 $119,649 

RETURN ON EQUITY   9.76% 9.76% 9.76% 9.76% 9.76% 

              

    6 7 8 9 10 
NET OPERATING INCOME   $505,418 $505,418 $505,418 $505,418 $505,418 

DEBT SERVICE   $338,701 $338,701 $338,701 $338,701 $338,701 

CASH FLOW AFTER FINANCING   $166,717 $166,717 $166,717 $166,717 $166,717 

RESERVES   $15,000 $15,000 $15,000 $15,000 $15,000 
ALLOWANCE FOR 
VACANCIES/BACKFILLS   $125,000 $10,000 $10,000 $10,000 $10,000 

NET CASH FLOW   $26,717 $141,717 $141,717 $141,717 $141,717 

RETURN ON EQUITY   2.18% 11.56% 11.56% 11.56% 11.56% 

              

    11 12 13 14 15 
NET OPERATING INCOME   $530,688 $530,688 $530,688 $530,688 $530,688 

DEBT SERVICE   $372,571 $372,571 $372,571 $372,571 $372,571 

CASH FLOW AFTER FINANCING   $158,118 $158,118 $158,118 $158,118 $158,118 

RESERVES   $17,000 $17,000 $17,000 $17,000 $17,000 
ALLOWANCE FOR 
VACANCIES/BACKFILLS   $125,000 $10,000 $10,000 $10,000 $10,000 

NET CASH FLOW   $16,118 $131,118 $131,118 $131,118 $131,118 

RETURN ON EQUITY   1.31% 10.69% 10.69% 10.69% 10.69% 

              

    16 17 18 19 20 
NET OPERATING INCOME   $557,223 $557,223 $557,223 $557,223 $557,223 

DEBT SERVICE   $372,571 $372,571 $372,571 $372,571 $372,571 

CASH FLOW AFTER FINANCING   $184,652 $184,652 $184,652 $184,652 $184,652 

RESERVES   $19,000 $19,000 $19,000 $19,000 $19,000 
ALLOWANCE FOR 
VACANCIES/BACKFILLS   $125,000 $10,000 $10,000 $10,000 $10,000 

NET CASH FLOW   $40,652 $155,652 $155,652 $155,652 $155,652 

RETURN ON EQUITY   3.32% 12.70% 12.70% 12.70% 12.70% 



 17

      CASH NET SALE      
INTERNAL RATE OF RETURN   EQUITY FLOW PROCEEDS     

  1 -$1,226,023     -$1,226,023   

  2   $119,649   $119,649   

  3   $119,649   $119,649   

  4   $119,649   $119,649   

  5   $119,649   $119,649   

  6   $119,649   $119,649   

  7   $26,717   $26,717   

  8   $141,717   $141,717   

  9   $141,717   $141,717   

  10   $141,717   $141,717   

  11   $141,717   $141,717   

  12   $16,118   $16,118   

  13   $131,118   $131,118   

  14   $131,118   $131,118   

  15   $131,118   $131,118   

  16   $131,118   $131,118   

  17   $40,652   $40,652   

  18   $155,652   $155,652   

  19   $155,652   $155,652   

  20   $155,652   $155,652   

  21   $155,652 $4,430,000 $4,585,652   

              

        IRR 12.76%   
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 M 
arket Study 

 
 

In lieu of a specific market study, WMI has provided ALDI, Inc.'s commitment to become the 

primary tenant of the development with over 15,000 square feet of leased space. Furthermore, 

consistent with the RFP, WMI has worked to include opportunities for existing businesses to 

relocate, and has included the letter of intent for relocation from Resource, Inc. These letters 

confirm a strong market demand for space in WMI’s proposed Penn-Lowry Crossing. In addition, 

WMI has met with North End Hardware, Family Dollar and the liquor store regarding each entity’s 

continued interest in the neighborhood.  

WMI believes residential housing is an important component, but more appropriately planned for 

the NW corner of the intersection in a subsequent phase of the project. WMI has included in its 

submittal the schematic drawing providing the vision for new housing in the future.  
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 P 
ublic Benefits 

 
 

Penn-Lowry Crossing is on one of Minneapolis’ more prominent intersections, but has been 

vacant for years following the leveling of previous structures between 1998 and 2001.  

Remediation of contaminated soils also has occurred and the City has the goal of returning this 

intersection to its former role as a destination for community shopping and service needs.  

 

 

 

 

 

 

Penn-Lowry Crossing, proposed by WMI, provides the neighboring communities with multiple 

public benefits.  These neighborhoods are predominantly single family dwellings with some multi-

family structures intermixed. To strengthen and enhance these neighborhoods, the City has 

requested proposals that include a commercial/retail component. WMI’s proposal provides a 

strong anchor with the commitment by ALDI Inc. for a supermarket. Other existing retail 

establishments can relocate to better space to meet their customer base and remain in the 

neighborhood as can the very important presence of Resources, Inc.  To increase the density of 

uses on the node, WMI proposes a later phase to include residential uses. A residential 

development that is built following the revitalization of the intersection will assure a more stable 

real estate offering for the neighborhood. The correct mix and addition of owner occupied and 

rental multi-family residential properties can more appropriately be evaluated at that time.   

Public benefits of WMI’s proposal can be summarized as aesthetics, jobs, additional tax base and 

positive impact on adjacent neighborhoods. 

Aesthetics:  WMI’s architects, Pope Associates, Inc., have developed the project keeping in 

mind community input received as well as the traditional urban form to create a “sense of place”. 

The placement of the buildings on the site allow for visual openness, which will provide a greater 

sense of safety and increase pedestrian traffic. The design has given consideration to the location 

of the transit stop. Exteriors are brick and landscaping is open and provides inviting green 

elements to the intersection. 

1930s, Courtesy Minneapolis Public Library Collection 1957, Courtesy of MN Historical Society Collection 
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Jobs:  ALDI Inc. will generate 12-15 new jobs. Resources, Inc. will remain adjacent to Family 

Dollar preserving 30+   jobs. Additional retail space will generate up to 8 new jobs. Other retailers 

serving the area will also remain, preserving approximately another 20 jobs. At least 60 

construction jobs will be created over a nine month period of time.   

 

Tax base:  WMI is not requesting any City subsidy for the project, which means all improvements 

generating a new tax base will be available for City general fund needs. The WMI project will 

generate new real estate taxes of $103,250.  

 

Impact on diverse adjacent neighborhoods: Improving a neighborhood’s commercial node 

along community corridors will have a ripple affect on the adjacent neighborhoods. Although the 

design is pedestrian traffic “friendly”, there will also be sufficient parking for adjacent 

neighborhoods to enjoy the close proximity of quality, low priced groceries, a local hardware, and 

a variety store.  

Once Penn-Lowry Crossing is developed and thriving, there will be an opportunity to add housing 

and improve and maintain other properties in the manner they once were when this was a proud, 

economically healthy neighborhood. 
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 P 
roposed Timeframe 

 
 

In one word: Immediate. Penn-Lowry Crossing will be privately financed and does not require 

any public financing assistance. Based upon preliminary conversations with the owner of the 

hardware store, if the store wishes to occupy leased space at the Crossing, public assistance 

may be needed. Following community input and developer selection, WMI would commence 

construction no later than the summer of 2006 with ALDI Inc. and other retailers identified in 

WMI’s proposal successfully operating in their new space by April, 2007.  
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 C 
onsent for Release 

 
 

Attached as Appendix D 

 

 



City of Minneapolis 

EXHIBIT A 
Form of Consent for Release of Response Data 

Department of Community Planning and Economic Development 
105 5' Avenue S. 
Minneapolis, MN 55401 

Re: % w m  Request for Proposals 
Consent for Release of ~esbonse  Data 

v3CG* 
S%% - W h  -+n, 5 r . , on behalf of . , hereby consents to the 

ielease of its d e v e l ~ ~ r n e n t ~ ~ o s a l  ih response to the 72~- \ &JW Request for 
Proposals and waives any claims it may have under ~innes'ota Statutes Section 13.08 against the City of 
Minneapolis for making such information public. 'The foregoing consent and waiver does not extend to financial 
statements subn~itted under separate confidential cover. 






























































