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DATE:
October 13, 2006

To:
Daryl Vange


Bill Fuller

From:
Beverly Barnett

SUBJECT:
Proposed vacations at the Goodwill/Dearborn Retail Center site
SDOT is continuing in its review of the proposed vacations and subsequent redevelopment at the Goodwill/Dearborn Retail Center site.  While we recognize that the design is evolving we believe there are still serious questions about this proposal that need a stronger response from the development team.

If these vacations are granted it would be the largest vacation petition ever granted for a private development project.  Vacations of such historic proportions should be associated with a project of the highest design quality firmly rooted in the community in which it is located and including a public benefit proposal that is simply amazing.  That is not the case with this proposal.  SDOT and other City reviewers have identified concerns for months.  The development team has had a positive response to identified issues, the work on Rainier Avenue S adjacent to S Weller Street, is particularly successful but the response overall is still modest in comparison to the magnitude of the issues.  As we enter the final stages of the various review procedures it is critical that the development team take significant steps to resolve SDOT concerns.
Most of the issues we have been discussing relate to the scale of the project in relation to the scale of the public benefit; the public benefit, as proposed to date, is simply not adequate for the size of the vacations and the scale of the project.  The effect is compounded by the fact that much of the public benefit is proposed on the interior of the site where it continues to feel more private than public.  Please note that the City and specifically the City Council determines what is or is not a public benefit.   Public benefit is not determined by the petitioner. 
Many of the concerns and impacts associated with this project are directly related to the design choices of the development team.  While the choice to request the vacations essentially created a large blank canvas the development proposal creates an interior that is private and very auto oriented and provides amenities that seem to serve the retail businesses more than the general public.
SDOT remains concerned about:

· Sense of place/context:  nothing about this project speaks to the unique community in which it is located.  There is no sense of place about this project.  The project would fit equally well into virtually any suburban mall area anywhere in the country.
· No connection to adjacent community: while the development team has noted that the vacations are intended to create connections to the community it is unclear to SDOT how this project accomplishes that goal.  There is not an increase in the number of connections and there is only one minor proposed enhancement to a pedestrian crossing.  Other than proximity, there does not seem to be a reason that the adjacent community would enter the area nor is it clear how the project hopes to attract the neighborhood to the area.
· Regional focus not related to the neighborhood:  while the Livable South Downtown study has noted that regional uses should be located on the major routes such as S Dearborn Street this project does not site all of its larger retail on S Dearborn Street.  In addition, the retail seems to emphasize the regional over the local which will increase auto use and traffic impacts and reduce community use of the retail.
· Housing over large scale retail: the project has been unable to provide examples for the City of successful housing located over major “big box” retail.  While we see housing located over a broad range of uses, the proposal here raises concerns about future noise complaints and the difficulty of managing both the loading/services necessary to support big box retail and the demands of a residential community for night time quiet.
· Auto oriented/focus on the interior:  the interior of the site is still dominated by the automobile.  There is little reason to believe that pedestrians would utilize the area or linger in the area unless they were shopping in the complex.   There is no clear justification for the emphasis on automobiles on the interior of this site. 
· Public benefit too small, too private:  the interior plaza noted as a public benefit is small in relationship to the scale of the project and is nearly invisible from any public street.  The scale and visibility or the location need to be reconsidered.
· Pedestrian environment:  the success of the pedestrian environment varies.  The work at Rainier Avenue S at S Weller Street is quite successful but other areas of the project need the same level of care.  The S Dearborn Street façade seems virtually abandoned and needs an increase in activity.  The corner of S Dearborn Street and Rainier Avenue S acts almost as a gateway and the design needs to be upgraded to recognize the importance of this entry point to the community.
· S Dearborn Street streetscape:  the stairs access to the public plaza has been noted as a public benefit and compared to Harbor Steps.  The stairs are sandwiched between a major garage entry and a retail area lower than the public sidewalk.  This design is unacceptable to SDOT.  The entire street environment along S Dearborn Street and in particular the corner at Rainier Avenue S is uninviting with virtually nothing to attract pedestrians’ interest.  Elevator access from S Dearborn Street to the plaza level must be obvious and accessible at all hours.
· Traffic mitigation/pedestrian enhancements:  SDOT is continuing its review of the traffic and pedestrian environment and will require mitigation as necessary.  Traffic calming measures may be required after the project has opened in order to respond to impacts that may be greater than anticipated.
· Utility concerns:  as previously noted, it is the responsibility of the petitioner to address the utility concerns, including SPU, to the complete satisfaction of the utility.
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