
City Council Agenda Item #14_ 
Meeting of September 15, 2014 

Brief Description North Western Glen Lake study 

Recommendation Receive the study and provide feedback and comment 

Background 

Development interest in the former Kraemer’s hardware store building initiated interest 
in a broader study of the development parcel and the adjacent area. To that end, the 
city hired the Local Initiative Support Corporation (LISC) to conduct a four part 
workshop series to engage Glen Lake area neighbors and build consensus on how to 
shape future redevelopment. During the months of June, July and August, LISC and city 
staff coordinated, communicated and facilitated discussions that have resulted in the 
development of a report and development guidelines for this area. The report and 
development guidelines represent this collaborative effort and reflects the consensus of 
residents and property owners involved in the workshops. 

Going forward, the report and development guidelines will serve as a benchmark for 
future redevelopment proposals. As the city engages with prospective developers, this 
information will inform, provide guidance, and establish direction for properties in the 
study area. The development guidelines will be used to shape projects as they are 
conceived and move through the formal development review process.  

The report will also be used to inform a broader study of the Glen Lake Village Center 
area which is identified in the city’s Comprehensive Plan. This study is anticipated to 
begin in October. 

Staff Recommendation 

Staff recommends the city council receive the study and provide comment. (See 
pages A1-A48). 

Submitted through: 
Geralyn Barone, City Manager 
Perry Vetter, Assistant City Manager 
Julie Wischnack, AICP, Community Development Director 

Originated by: 
Loren Gordon, AICP, City Planner 



For the Eden Prairie CDI report 
Please place at the bottom of the cover page 
 

 

    

 
 The work that provided the basis for this publication was supported by funding under an award with the 
U.S. Department of Housing and Urban Development. The substance and findings of the work are 
dedicated to the public. The author and publisher are solely responsible for the accuracy of the statements 
and interpretations contained in this publication. Such interpretations do not necessarily reflect the views 
of the Government. 
 
 
 
 
 
For the St. Louis Park CDI summary report 
Please place at the bottom of the cover page 
 
 

 

   

 
 The work that provided the basis for this publication was supported by funding under an award with the 
U.S. Department of Housing and Urban Development. The substance and findings of the work are 
dedicated to the public. The author and publisher are solely responsible for the accuracy of the statements 
and interpretations contained in this publication. Such interpretations do not necessarily reflect the views 
of the Government. 
 
 

Sponsored by: City of Minnetonka
Corridor Development Initiative

Summary Report and Final Recommendations
Submitted by: Gretchen Nicholls, Twin Cities LISC 

September 15, 2014

Summary
The City of Minnetonka enlisted the Twin Cities LISC’s Corridor Development Initiative (CDI) to facilitate 
a series of community workshops from June to August 2014 to identify development guidelines for the north 
western site in the Glen Lake neighborhood.  The development guidelines will be presented to the Minnetonka 
City Council and EDA for their consideration.

The Corridor Development Initiative works to provide an opportunity for community members to help guide 
future development rather than simply react to a specific development proposal.  The Corridor Development 
Initiative is an interactive process that brings diverse interests together to share perspectives and find common 
ground.  The process creates the opportunity for people to discover and strengthen a voice of compromise, and 
to witness a way for diverse interests to achieve a shared vision.

Minnetonka  
North Western Glen Lake
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Above:  Commericial land uses surrounding the Saxon Ford site and the newly opened light rail line (Green Line) down the 
middle of University Avenue. 

The Study Area: Glen Lake’s north western site
The Glen Lake district is one of eleven village centers located throughout the City of Minnetonka.  Originally 
a train station, the Glen Lake neighborhood has a small town feel and sense of community, amidst a glorious 
natural setting, including Glen Lake.  The Glen Lake commercial area, located along Minnetonka Boulevard 
at Eden Prairie and Williston roads, is a mixed use area that includes walkable neighborhood-scale retail, and a 
range of housing (single family, multi-family, and a variety of senior living options).

The north western site is the last section to be redeveloped along the Glen Lake commercial area, and contains 
10 individual parcels.  A recent proposal for redevelopment on a portion of the site triggered the interest by the 
City to gather community input to inform their review and assessment of alternatives.  The City determined that 
the Corridor Development Initiative would be a valued resource for informing what future development options 
might be considered.  By utilizing the CDI series of community workshops to articulate community values for 
the area, and incorporate financial realities to potential development scenarios, the City of Minnetonka would 
be better equipped to respond to or guide subsequent development proposals.  The CDI process provided an 
opportunity for community members to help set the stage for potential redevelopment, rather that react to a 
developer’s proposal.  

Map showing the Western Glen Lake study area.
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Overview of the Corridor Development Initiative Process:
The Corridor Development Initiative consisted of four community workshops.  Approximately 93 community 
members attended the workshops, aimed at gathering input on community values and concerns, and assessing 
likely development scenarios that could meet those values.  The process involved a technical team of 
facilitators, designers, developers, and city staff to inform and support participants as they explored ideas.  
Resulting from the process was an increased understanding by participants about the site’s challenges and 
opportunities, and identified ways that redevelopment could enhance the area for future and current residents.  
The purpose of the CDI process is to identify a range of development options that meet community goals and 
market viability, rather than landing on one specific development direction or product. 

Community Outreach
A variety of methods were used to notify the community about the Minnetonka Glen Lake Corridor 
Development Initiative workshops.  Information about the public workshops was distributed through:

• A direct mailing of “Save the Date” postcards announcing the series of workshops to the neighborhood 
(notification area)

• 200 flyers distributed to the local businesses, to be posted for their customers.
• Email notification to the City’s list serve.
• The City of Minnetonka web site

Child care and translation services were available upon request to limit obstacles for participation.  All 
participants that signed in for any of the workshops were notified in advance about upcoming sessions by email.

The series of CDI community workshops were held in the Chapel of The Glenn at 5300 Woodhill Road.  They 
included:

Above: Attendes at the Block Exercise, July 2014.
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Workshop I: Gathering Information 
Monday, June 30, 2014
Presentations were provided by City staff, and Todd Rhoades of Cermak Rhoades Architects about the Glen 
Lake neighborhood, and participants were asked to respond to four questions:

1.) What makes the western Glen Lake area interesting or unique?
Themes: Small town feel / sense of community, small businesses, safe, natural setting, unique location.
2.) What could be accomplished through development that would improve or enhance the area?
Themes: Additional services / businesses, housing, attract customers to the area, stronger connections, 
visual appeal.

3.) What concerns for the area do you have as future development occurs?
Themes: Traffic / parking, size / scale, housing, environmental concerns, types of commercial uses.
4.) Are there specific needs (housing, retail, office, etc.) for which this site would be a good fit?
Themes: Housing, retail, community space.

Workshop II: Development Opportunities – Block Exercise
Monday, July14, 2014
Participants worked at three tables, two that included the larger study area and two that included the subset of 
properties that are currently being considered for redevelopment (active sites), to explore different development 
scenarios.  The scenarios were presented to the large group, and everyone discussed what they learned through 
the exercise.  A few of the scenarios were within range of being financially viable.

Above: Save the Date postcard that was mailed to residents.
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Workshop III: Developer Discussion 
Monday, July 28, 2014
A panel of developers that represented a variety of development products (mixed use, senior housing, and 
commercial development) responded to questions from participants and provided information on the challenges 
and opportunities of redevelopment for the study area, and for the larger Glen Lake commercial area.  The 
community desire for a grocery store or pharmacy for the area will require creative solutions (such as a smaller 
format grocery store or cooperative), given that the Glen Lake commercial area is not likely to attract “big box” 
or national retailers. When asked what their recommendations were for the site, all the panelists agreed that 
residential had the greatest potential for the site, with a small amount of retail and/or office space (mixed-use). 

Workshop IV: Framing Recommendations 
Monday, August 11, 2014
Draft development guidelines were reviewed and edited by participants to reach consensus for the final 
recommendations (Attachment A).  The final recommendations will be presented to the City Council and EDA 
at their September 15, 2014 meeting.

At the final workshop participants offered some reflections or take-aways from the Glen Lake CDI workshops:
• The process provided a concrete idea of what NW Glen Lake site could be and what it won’t be.  It 
won’t be a big-box destination, which is reassuring.  And it will likely be residential with some retail.

• There is a need for higher density to make commercial uses viable.
• The community perspective is important in shaping the core values, but what happens depends on the 
developer and the nature of the proposed project.  

• We need more kids in the Hopkins school district (attract young families).
• Is this a vision for the Kraemer store?  Or for the larger area?  
  The study area is broad (from the BP Station to the Kraemer site).  The CDI recommendations will 
help the City react to redevelopment proposals for any of the parcels.

• Recognition of the need to strengthen the walkability and bikeability of the area - could use more 
sidewalks and bike-only designated areas.

• Look for ways to strengthen the Glen Lake neighborhood as a special / memorable place.

Community Participation
Workshop participants were largely residents from the immediate and surrounding area.  A few local businesses 
owners also attended, as well as city officials.  40% of attendees participated in 2 or more of the workshops, and 
7 out of 93 participants attended all four.  An average of 36 participants attended per workshop.

Evaluation of the CDI Process
An evaluation form was distributed at each of the four meetings in the project series. The evaluation for the first 
three sessions sought to assess the degree to which the goals for the evening had been met and asked for specific 
suggestions for the next meeting. The evaluative question at the fourth meeting was the level of support for the 
final recommendations.

A5 North Western Glen Lake Study
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Demographics of Participants
A couple of demographic questions were asked 
regarding the length of time living or working in 
the area and the age group of participants. The 
large majority of responses came from long-term 
residents and adults/seniors.

Satisfaction
A question was also asked regarding the level 
of satisfaction with the meeting and the overall 
project. The number of people attending and 
completing evaluations varied for each of the 
meetings–ranging from a low of 13 at the 3rd 
meeting to a high of 26 at the first meeting. The vast 
majority (over 97%) of respondents were very or 
somewhat satisfied with each of the meetings and 
the project overall. Out of a total of 68 evaluation 
forms received throughout the project “somewhat 
dissatisfied” was indicated on only 2 of them. 

Individual Meeting Comments
Below are things that respondents reported worked best during each of the four meetings.

Meeting 1:
• Group session discussions
• Well organized
• Working together
• Good to hear so many ideas/ concerns expressed by neighbors 
• Briefing
• Overall very effective
• (5) Small group discussions, Small groups it was nice to have the collaborative effort Table talk, 
Break-out block writing sessions and hearing others responses

• Having questions prepared
• Well ran
• Good introduction 
• (2) Multi input from many, Getting input from the community 
• Enough seating for everyone
• Like the brainstorming between residents

Meeting 2:
• Good group facilitator 
• Got in a good group
• Splitting into group 
• Everything 
• Good leadership
• The physical demo

Above: Photos taken during the Block Exercise, February 2014.
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• Lego block idea and financial feedback almost immediately 
• Most people had a better idea of the challenge. Very few at this table understood the affect of 
typography 

• Working in groups to construct plans
• Having table leaders that were brought in different approach was fun
• Groups discussion laying out block on table 

Meeting 3:
• The Panel
• Questions and answers
• Very informational 
• Panel setting
• The questions facilitated by Barbara 
• Good balance and qualified panel
• The moderator was fantastic one of the best moderators I have witnessed 
• Good mix of panelist. I appreciate Barbara queuing up audience questions, so no one gets forgotten.

Meeting 4:
• The ability to collectively alter the draft on screen
• Facilitator had control
• Those present were able to participate in formulation of recommendations for presentation to city
• The process to get one document produced
• The ideas and concerns that came
• Good conversation airing of concerns 
• Neighbor communication 
• I am glad my neighbors have some goals and I do like the “Mayberry” feel of neighborhood 
• All of it
• Discussion

Achievement of Goals
The ratings assessing the degree that the goals for each 
meeting were accomplished were also consistently positive. 
Each of the first three sessions had specific learning and 
opportunity goals. Participants were asked to rank the level 
of achievement for each of them. Below is a combined 
ranking of meeting goals over the first three meetings. 
Ninety-two percent indicated that the goals had been at least 
somewhat met during each meeting.

Support for the Final Recommendations
Fourteen of the 15 respondents indicated they could support the final recommendations from the final session. 
One person indicated that s/he could “somewhat” support them, but would want more specific information or 
didn’t get everything they had wanted.

Overall Project Recommendation
Participants were also asked to indicate if they would recommend the project to other cities. All 15 of the 
respondents indicated that they would do so.

A7 North Western Glen Lake Study
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Conclusion

The north western portion of the Glen Lake neighborhood is poised for redevelopment.  Nestled into a sloped 
topography, the site is in a prime location for a mix of residential, commercial, and office uses.  The site offers 
the opportunity to enhance the walkability of the area, while incorporating additional neighborhood services to 
support the vitality of the neighborhood.  

The study area includes 10 individual parcels, which presents a challenge for a coordinated redevelopment 
approach for the area.  The City should consider establishing a phased long-term plan for the area to maintain 
a cohesive vision that would complement and enhance the surrounding neighborhood.  To achieve the full 
potential of the site, the City will need to work proactively with developers (e.g. identify strategies for shared 
parking, coordinated and complementary uses, attract and retain needed retail and services, safe and effective 
traffic flow, etc.). However, residents don’t want the City to wait for the perfect development if a good, viable 
development consistent with these principles becomes an opportunity.

The components of the north western study area should be complementary with the greater Glen Lake 
neighborhood.  For example, the desire for a local grocery store continues.  Perhaps a non-traditional solution 
could be identified for the larger Glen Lake neighborhood, such as a food cooperative (e.g. Lakewinds) and 
smaller grocery store / pharmacy option.  A previous market study conducted by the City revealed that a grocery 
store would in fact be viable in the area.  Given the market constraints of the area, there are opportunities for 
creative solutions with smaller retail concepts, and agreement not to sacrifice great for good.

The Corridor Development Initiative submits the attached recommendations to the Minnetonka City Council for 
your consideration regarding the north western Glen Lake site.

Attachments:
A. North Western Glen Lake Development Guidelines
B. Fact Sheet
C. Map of the North Western Glen Lake Study Area
D. North Western Glen Lake Development Wish List (Workshop I)
E. Block Exercise Summary Sheets (Workshop II)
F. Developer Panel Discussion Meeting Notes (Workshop III)
G. Evaluation summaries for each CDI workshop
H. Attendance list for the North Western Glen Lake CDI workshops 
I. Overview of the Corridor Development Initiative
J. Announcement / publicity flyer for the North Western Glen Lake CDI workshops
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A. North Western Glen Lake Development Guidelines
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Attachment B. Fact Sheet

Western Glen Lake -- Corridor Development Initiative 
Fact Sheet 

City Guidance and Property Information 

 The Western Glen Lake study area is located in the Glen Lake Station Village Center. The city has long 
viewed this village center is a vital commercial, residential and activity center to the surrounding neigh-
borhoods.   

 In the 2008 Comprehensive Plan, the city ap-
proved commercial and single family residen-
tial guidance for the study area. 

 8 of the 10 parcels are guided for com-
mercial use (shown in red).  

 The northerly two parcels along Willis-
ton Road are guided for single family 
residential (shown in yellow). 

 The study area this comprised of 10 parcels 
held by 6 owners. The total size of the study 
area is 5.37 acres.   

 The commercial parcels have a long history of 
support to the Glen Lake area. Kraemer’s Hard-
ware is the longest standing business in Min-
netonka operating in a few locations in Glen 
Lake since 1904. 

 

Redevelopment Proposals 

 Compared to the eastern portion of Glen Lake, the study area has experienced virtually no redevelop-
ment in many decades.  

 Within the past few years, a few proposals to redevelop the single family residential parcels as memory 
care residential have been reviewed by the city. The city denied these proposals.  

 In early 2014, a development team (Lake West) suggested that the city entertain a mixed use residential 
and commercial development for the former Kraemer’s Hardware location. Initial feed back was the pro-
ject was too intensive for the site and additional study of the site/area was needed.  

A14 North Western Glen Lake Study
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Attachment D. North Western Glen Lake Development Wish List (Workshop I)
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Attachment E. Block Exercise Summary Sheets (Workshop II)
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Attachment F. Developer Panel Meeting Notes (Workshop III)
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Attachment G. Evaluation summaries for each CDI Workshop
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Attachment I. Overview of the Corridor Development Initiative

 
Corridor Development Initiative 
 
Overview 
 
The Corridor Development Initiative (CDI), coordinated by the Twin Cities Local 
Initiatives Support Corporation (LISC), is a proactive planning process to assist the planning 
and development of mixed-use projects, including mixed income, higher density housing along major 
corridors, with access to transportation options, retail amenities, parks, and job opportunities.  CDI 
fosters an exciting partnership among neighborhoods, city government, and a technical team of 
development consultants, design experts, and facilitators to connect market opportunities with 
neighborhood and city goals and raises the level of dialogue around redevelopment issues. In 2007 
the Corridor Development Initiative received the American Planning Association’s National 
Planning Excellence Award for a Grassroots Initiative. 
 
“The Initiative shows the importance of getting residents meaningfully engaged in shaping the 
future of their neighborhoods,” said APA Awards Jury Chair Carol Rhea, AICP. “Any 
community looking for a new way to resolve controversial neighborhood redevelopment and 
infill issues should consider using this as a model,” she said.    
 
The heart of the program involves an interactive block exercise facilitated by a neutral team of 
design and development experts from the Initiative’s technical team. Through this hands-on 
educational workshop residents, neighborhood leaders, and other participants develop their 
own housing or mixed-use development proposals and test them to see whether they are 
financially viable. As a result, participants learn about cost factors and other considerations 
developers must address when putting together a proposal.  
 
“The Corridor Development Initiative pulls citizens out of the reactionary role that they play in 
community development decisions, and into a proactive role where they play an active part in 
directing development for their community,” said Gretchen Nicholls, Program Officer at Twin 
Cities LISC and Corridor Development Initiative Coordinator. “It models a new way to engage 
cities and communities by raising the level of dialogue around redevelopment issues, and setting 
the stage for future development. People come to realize how density and affordable housing 
become tools for creating a viable development project,” she said. 
 
Through the Initiative’s consensus approach, said Minneapolis Mayor R.T. Rybak, citizen energy 
is harnessed “to build communities far stronger than anything government can do alone.”  The 
Corridor Development Initiative is used in both urban and suburban cities throughout the Twin 
Cities metropolitan area, and is being replicated in other cities nationally.  
 
For more information contact: 

 
Gretchen Nicholls 
Twin Cities LISC / Corridor Development Initiative 
651-265-2280 
gnicholls@lisc.org 

Videos and testimonials are available at: www.corridordevelopment.org  

A46 North Western Glen Lake Study
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Attachment J.   Announcement / publicity flyer for the North Western Glen 
Lake CDI workshops

The city of Minnetonka invites you to an exciting 
conversation to guide future redevelopment of the 
western Glen Lake area.  With support from a team of 
design and development experts, community members will 
participate in a series of workshops to explore what’s possible for 
the site.

attend all four events. 
Workshop I: Gather Information  
Monday, June 30, 2014,   6:00 - 8:00 pm
What is important and unique about western Glen Lake?  
What are the concerns about future development, and what 
can be achieved through development?

Workshop II: Development Opportunities -- The 
Block Exercise  Monday, July 14, 2014,  6:00 - 8:00 pm
Join your neighbors in an interactive workshop to create 
feasible development scenarios for western Glen Lake.  
Design and development experts will be on hand to share 
ideas and insights.

Workshop III: Developer Discussion  
Monday, July 28, 2014,  6:00 - 8:00 pm
Explore the opportunities and challenges of development 
with a panel of developers and market consultants to build a 
strategic road map for the future of western Glen Lake.

Workshop IV: Framing Recommendations  
Monday, August 11, 2014,  6:00 – 8:00 pm
Contribute to the creation of development recommendations 
for western Glen Lake which will be submitted to the 
Minnetonka city Council and Planning Commission.od

Mi
nnetonka

 

w w w . e m i n n e t o n k a . c o m   |   w w w . c o r r i d o r d e v e l o p m e n t . o r g

Join us in guiding the future 
redevelopment of western Glen Lake!

 (NORTH SIDE OF EXCELSIOR BLVD BETWEEN 
WILLISTON AND BEACON HILL ROAD)

Mark your calendars!
 We encourage participants to attend all four events

All events are free and open to the public and will be held at:
The Glenn, Chapel

5300 Woodhill Road, Minnetonka

Childcare will be provided by request only.  Please 
RSVP to Gretchen Nicholls at 651-265-2280  one 
week in advance of each workshop if you would 
like to request childcare, accommodations for 

disabilities or language interpretation. 
For more information, contact:
Loren Gordon at 952-939-8296 
or lgordon@eminnetonka.com

Gretchen Nicholls, Twin Cities LISC 
at 651-265-2280 or gnicholls@lisc.org

 Sponsored by the
City of Minnetonka
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