VILLAGE OF SHOREWOOD HILLS
BOARD OF TRUSTEES
Meeting Announcement & Agenda

immediately following the Caucus at 7:00 p.m.
January 18, 2022

To participate in the Village Caucus, you must be on a computer, laptop, or Smartphone and connect using the

information below. If you simply want to watch the Caucus and/or Board Meeting, it will be livestreamed on the Village’s

Facebook page. The chairperson will recognize those wanting to make a nomination and provide instructions. After all
nominations are made, the candidates will be invited to provide a brief statement about their candidacy.

Written comments can be sent to info@shorewood-hills.org before 8:00 am on January 18, 2022. Comments received after this
time may not reach the Board before the meeting starts. To participate in the meeting, send an email to info@shorewood-hills.org
before 8:00 am on January 18, 2022 indicating which agenda item(s) in which you are interested. The Village cannot guarantee
access if requested after this time. Your comments may be limited to three minutes. The Board meeting will be livestreamed on
the Village’s Facebook page [@VillageOfShorewoodHills] for passive viewing only. Alternatively, you can listen to the meeting
live by dialing 1-312-626-6799 US (Chicago) and entering Meeting ID 856 5593 1607 & Passcode: 422140 & Participant ID:
# (simply hit pound key).

2N

Call to Order

Roll Call

Statement of Public Notice
Procedures Orientation
Appearances and Communications
Board Matters

A.

Ordinances

) First and Second Reading of Ordinance L-2022-01 Possession of Drug
Paraphernalia

i) Second and Third reading/Possible Approval of an ordinance L-2021-6 changing
the zoning classification of property located at 2725 Marshall court from C-3
Medical office to a planned unit development (PUD) district

Specific Development Plan for 2725 Marshall Ct

Closed Session

)] Please take notice that the Board may adjourn to closed session pursuant to Section
19.85(1)(c) of the Wisconsin state statutes to consider employment, promotion,
compensation, or performance evaluation data of any public employee over which
the jurisdiction exercises jurisdiction (Pool Manager Hiring) and Section
19.85(1)(e) deliberating or negotiating the purchase of public properties, the
investing of public funds, or conducting other specified public business, whenever
competitive or bargaining reasons require a closed session (Tax Increment Grant
Agreement for proposed redevelopment of 2725 Marshall Court).

Reconvene into Open Session for Possible Action

) Pool Manager Hiring

i) Tax Increment Grant Agreement for proposed redevelopment of 2725 Marshall
Court

Payment of Bills
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F. Consent Agenda
1) Regular Board Meeting Minutes — November 15, 2021
i) Regular Board Meeting Minutes — December 20, 2021
i)  Assignment of Services of Miesbauer and Associates to MSA Professional Services
iv) Contract Increase for Destree for services related to Heiden Haus project
V) Approval of Relocation Order and Plat of Right of Way for Lake Mendota Drive
for the Lake Mendota Bridge Project
G. New Business, Resolutions and Motions
)} Civic Software Module Purchase
i) Administration Organizational Evaluation Report
iii) Blackhawk Country Club Ski Trails Maintenance Program
iv) Bus Rapid Transit Update and Agreement with City of Madison
V) Police Chief Wages
H. Appointments
)] Recreation Committee — Kat Hurley
Reports of Officials and Committees
A. Village President
B. Village Administrator
)] Administrator Memo
a) Comprehensive Outdoor Recreation Plan
b) UW Bus Issue on Marshall Ct
Police Chief
)] Monthly Report
Personnel Committee
Finance Committee — did not meet
Plan Commission
Public Works Committee — did not meet
Services Committee — did not meet
Public Health & Safety Committee — did not meet
Parks Committee — did not meet
Recreation Committee
Ad hoc Social Justice Committee — did not meet
Ad hoc Stormwater Committee — did not meet
Ad hoc Recognition Committee — did not meet
Blackhawk Liaison Committee — did not meet
Pool Committee
Waterfront Committee — did not meet
: Joint Campus Committee — did not meet
Adjourn

O

SrAs-ITomMmo

DOOOZ

Next regular meeting date: Monday, February 21, 2022

PLEASE TAKE NOTICE, that any person who has a qualifying disability as defined by the Americans with Disability Act that requires the meeting or materials
at the meeting to be in an accessible format, should contact the Municipal Clerk, 810 Shorewood Boulevard, or phone 267-2680, during regular business hours
at least 48 hours before the meeting so that reasonable arrangements can be made to accommodate each request.

It is possible that members of, and possibly a quorum of members of other governmental bodies of the Village of Shorewood Hills who are not members of the
above committee may be in attendance at the above stated meeting to gather information. However, no formal action will be taken by any governmental body
at the above meeting other than the committee identified in the caption of this notice.
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MEMORANDUM

TO: Shorewood Hills Public Health and Safety Committee

FROM: Jeffrey Pharo, Chief of PoI@

SUBJECT: Viliage Ordinance 8.01 — Adopting Possession of Drug Paraphernalia

DATE: January 5, 2022

In July 2021, | received a telephone call from Village Prosecuting Attorney Rachel Snyder from
Stafford and Rosenbaum, who informed me of a problem with Village Ordinance 8.01. That
ordinance adopts certain State Statutes by reference, and allows SHPD officers to charge those
crimes as Village Ordinances. It is important for us to have that option, as many lower-level
crimes will not be charged out by the Dane County District Attorney’s Office, do not rise to the
need for criminal charges, and they allow the matter to remain within the control of the Village.

Atty. Snyder pointed out to me that with regards to Possession of Drug Paraphernalia, Ord. 8.01
adopts WI State Statute 961.573(2). That section of the statute states, “Any person who violates
sub. (1) who is under the 17 years of age is subject to a disposition under s. 938.344(2¢). Ord.
8.01 does not adopt section (1) of the statute, therefore can only be used for those under 17.

Atty. Snyder stated that although adults have been charged with this Ordinance violation, in
court, it would have to be dismissed (and recently, that has been happening.) Atty. Snyder
stated that it is likely that the Statute was changed at some point after the Village adopted the
Statute, but the Ordinance was not updated. Atty. Snyder suggested that the Village consider
adopting the entire statute so that the violation can be charged to adults as well, and | ask the
same.

On November 11, 2021, the Shorewood Hills Public Health and Safety Committee met and
approved this change to the ordinance. Attached is a document amending Section 8.01 of the
Village of Shorewood Hills Code of Ordinances, adopting the entire WI State Statute for
Possession of Drug Paraphernalia.

Thank you for your consideration.



961.573 Possession of drug paraphernalia.

(1) No person may use, or possess with the primary intent to use, drug paraphernalia to plant, propagate,
cultivate, grow, harvest, manufacture, compound, convert, produce, process, prepare, test, analyze, pack,
repack, store, contain, conceal, inject, ingest, inhale or otherwise introduce into the human body a
controlled substance or controlled substance analog in violation of this chapter. Any person who violates
this subsection may be fined not more than $500 or imprisoned for not more than 30 days or both.

(2) Any person who violates sub. (1) who is under 17 years of age is subject to a disposition under s. 938.344

(2e).
©))

(a) No person may use, or possess with the primary intent to use, drug paraphernalia to manufacture,
compound, convert, produce, process, prepare, test, analyze, pack, repack, or store methamphetamine or a
controlled substance analog of methamphetamine in violation of this chapter.

(b)

1. Except as provided in subd. 2., any person who violates par. (a) is guilty of a Class H felony.

2. Any person who is 18 years of age or older and who violates par. (a) while in the presence of a child who is
14 years of age or younger is guilty of a Class G felony.

History: 1989 a. 121; 1991 a. 39, 140; 1995 a. 27, 77; 1995 a. 448 ss. 312 to 314, 492; Stats. 1995 s. 961.573; 1999 a. 129; 2001 a.
109; 2005 a. 263.
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ORDINANCE No. L-2022-1

AN ORDINANCE AMENDING SECTION 9.01 oF THE CODE OF ORDINANCES TO CHARGE
PERSONS FOR POSSESSION OF DRUG PARAPHERNALIA

The Village Board of the Village of Shorewood Hills, Dane County, Wisconsin,
ordains as follows:

1. Section 8.01 of the Village of Shorewood Hills Code of Ordinances is amended to
read as provided in Exhibit A.

2. This ordinance shall be effective upon passage and posting as provided by law.

Adopted by the Village Board of the Village of Shorewood Hills, Dane County,
Wisconsin, at a regular meeting held on , 2022.

APPROVED:

David J. Benforado, Village President

ATTEST:

Village Clerk

ADOPTED:

POSTED:




Exhibit A

8.01 Provisions of State Law Adopted by Reference.

The provisions of the following Wisconsin Statutes are hereby adopted as ordinances and
are incorporated herein as if fully set forth. Any act required to be performed or prohibited
by any provision incorporated herein is required or prohibited by this section. Any future
amendment of any statutory provision incorporated herein that the Village may adopt as an
ordinance is hereby adopted as an ordinance and is incorporated herein as if fully set forth
as of the effective date of that future amendment. Any offense that would be a felony if
charged as a violation of a Wisconsin Statute is not adopted.

29.29 Noxious Substance in Water

134.66 Restrictions on sale and gift of cigarettes or tobacco products
167.10 Fireworks Violation

175.25 lllegal Storage of Junked Vehicle

254.92 Purchase or possession of tobacco products by person under 18 prohibited
940.19(1) Battery

941.10 Negligent Handling of Burning Material

941.12(2) Interfering With Fire Fighting-Equipment
941.12(3) Interfering With Fire Fighting-Hydrant

941.13 False Alarm

941.20(1) Reckless Use of Weapon

941.23 Carrying a Concealed Weapon

941.235 Carrying a Firearm in a Public Building

941.24 Possession of Switchblade Knife

941.2965 lllegal Use of a Facsimile Firearm

941.297 Sale of Imitation Firearm

941.35 lllegal Conduct Relating to Emergency Telephone Call
941.36 Fraudulent Tapping of Electric Wire or Gas or Water Meter or Pipe
941.37(2) Obstructing Emergency or Rescue Personnel

Public Peace and Good Order 8-2

Village of Shorewood Hills Revised February 22, 2016
942.05 Illegal Opening of Letter

942.10 Use of a Drone

943.01(1) Damage to Property

943.017 lllegal Graffiti

943.11 Illegal Entry Into Locked Vehicle

943.125 Illegal Entry Into Locked Coin Box

943.13 Trespass to Land

943.14 Trespass to Dwelling

943.145 Trespass to a Medical Facility

943.15 lllegal Entry Into Locked Site

943.20 Theft



943.21 Fraud on Innkeeper or Taxicab Operator
943.22 Use of Cheating Token

943.225 Refusal to Pay for Motor Bus Ride

943.24 Issue of Worthless Check

943.37 Alteration of Property Identification Mark
943.38(3) Forgery

943.392 Fraudulent Data Alteration

943.41 Credit Card Crime

943.455 Theft of Cellular Telephone Service

943.46 Theft of Cable Television Service

943.47 Theft of Satellite Cable Programming

943.50 Retail Theft

943.55 Removal of a Shopping Cart

943.61 Theft of Library Material

943.70 Computer Crime

944.20 Lewd and Lascivious Behavior

944.23 Making Lewd, Obscene or Indecent Drawing
944.36 Solicitation of Drinks

945.02 Gambling

945.04 Permitting Premises to be Used for Commercial Gambling
946.40 Refusing to Aid Officer

946.41 Resisting or Obstructing Officer

946.42 Escape

946.46 Encouraging Violation of Probation or Parole
946.69 Falsely Assuming to Act as Public Officer or Employee
946.70 Impersonating Peace Officer

946.72 Tampering with Public Record or Notice
947.01 Disorderly Conduct

947.012 Unlawful Use of Telephone

947.0125 Unlawful Use of Computerized Communication System
947.013 Harassment

947.06 Unlawful Assembly

948.51 Hazing

951.02 Mistreating Animal

951.03 Dog napping or Cat napping

Public Peace and Good Order 8-3

Village of Shorewood Hills Revised February 22, 2016
951.04 Leading Animal from Motor Vehicle

951.05 Cruel Transportation of Animal

951.06 Expose Animal to Poisonous or Controlled Substance
951.07 Illegal Use of Certain Animal Device

951.08 Instigating Fight Between Animals

951.09 Shooting at Caged or Staked Animal



951.095 Harassment of Police Animal

951.10 Illegal Sale of Baby Rabbit, Chick or Other Fowl

951.11 lllegal Atrtificially Colored Animal

951.13 Failure to Provide Proper Food and Drink to Confined Animal
951.14 Failure to Provide Proper Shelter to Animal

951.15 Illegal Neglect or Abandonment of Animal

961.41(3g) Possession of a Controlled Substance

961.573(1)-(2) Possession of Drug Paraphernalia

961.574(2) Manufacture or Delivery of Drug Paraphernalia
961.575(2) Delivery of Drug Paraphernalia to a Minor



ORDINANCE NO. L 2022-6

VILLAGE OF SHOREWOOD HILLS
DANE COUNTY, WISCONSIN

AN ORDINANCE CHANGING THE ZONING CLASSIFICATION OF PROPERTY

LOCATED AT 2725 MARSHALL COURT
FROM C-3 MEDICAL OFFICE - COMMERCIAL DISTRICT
TO A PLANNED UNIT DEVELOPMENT (PUD) DISTRICT

RECITALS

T5 Real Estate Solutions and Stone House Development Co. (collectively the
“Applicant”), has requested that the zoning classification of the property located at
2725 Marshall Court (the “Property”) be changed to a Planned Unit Development
(‘CPUDB’).

The Planned Unit Development District is intended to provide a voluntary
regulatory framework designed to encourage and promote improved
environmental and aesthetic design in the Village by allowing for greater design
freedom, imagination and flexibility in the development of land while insuring
substantial compliance with the basic intent of the Village’s Zoning Ordinance and
Comprehensive Plan. Pursuant to Wis. Stat. § 62.23(7)(b), the Village may not
zone property Planned Unit Development District without the consent of the
owners.

The Applicant has submitted the General Development Plan (the “GDP”) attached
as Exhibit A.

On December 14, 2021 the Village Plan Commission conducted a public hearing
on the GDP, recommended changing the zoning classification of the Property to
PUD, and recommended approving the GDP.

On January 18, 2022, the Village Board considered changing the zoning
classification of the Property to PUD, and considered approving the GDP.

The Village Board finds, based upon the criteria set forth in section 10-1-33 of the
Village Code of Ordinances, that changing the zoning classification of the
Property to PUD, and approving the GDP, is consistent with the spirit and intent of
the Village’s Zoning Code, is consistent with the Village’s Comprehensive Plan,
has the potential for producing significant community benefits in terms of housing
(including affordable housing), will substantially increase the Village’s tax base,
and promotes the public health, safety and general welfare of the Village.

S:\New Filing System effective 2022\Clerk-Treasurer\Board of Trustees\Ordinances\2021\L-2021-6 3S15790-GDP Ordinance (2725 Marshall Court) - Without
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ORDINANCE

NOW THEREFORE the Village Board of the Village of Shorewood Hills, Dane
County, Wisconsin adopts the following ordinance:

Section 1.  The recitals set forth above are material to and are incorporated in
this ordinance as if set forth in full.

Section 2. The zoning classification the Property is changed to Planned Unit
Development District, and the GDP is approved, pursuant to section 10-1-33 of the
Village Code and Wis. Stat. § 62.23(7)(d).

Section 3. The Property shall be developed and used in full compliance with
the General Development Plan and a Specific Development Plan. The General
Development Plan and Specific Development Plan shall constitute the zoning regulations
for the Property, and may be enforced as any other zoning regulation in the Village of
Shorewood Hills. A copy of the General Development Plan and the Specific
Development Plan shall be maintained and kept on file by the Village Clerk.

Section4.  This Ordinance shall be effective upon passage and posting or
publication pursuant to law.

The above and foregoing ordinance was duly adopted by the Village Board of the

Village of Shorewood Hills at its meeting held on January __, by a vote of in
favor, opposed, and not voting.

APPROVED:

By
David Benforado, Village President

ATTEST:

By
Karla Endres, Village Clerk

S:\New Filing System effective 2022\Clerk-Treasurer\Board of Trustees\Ordln?ces\ZOZl\L 2021-6 3SI5790-GDP Ordinance (2725 Marshall Court) - Without
Exhibit.docx
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November 23, 2021 K, - a W
knothe r bruce

Mr. Dave Benforado ULt
AREHITESGTS

Plan Commission Chair
Village of Shorewood Hills
810 Shorewood Boulevard

Re: Planned Unit Development-GDP Application
2725 Marshall Ct
Village of Shorewood Hills, 53705

Mr Benforado,

The following information is submitted with required site plans and the PUD-GDP application on behalf
T5 Real Estate Solutions and Stonehouse Development Co.

Organizational Structure:

Co-Owner:  T5 Real Estate Solutions Architect: Knothe & Bruce Architects, LLC
7475 Hubbard Ave. Ste. 202 7601 University Ave. Ste. 201
Middleton, WI 53562 Middleton, WI 56562
Phone: 608-826-4552 Phone: 608-836-3690
Contact: Tim Carey Contact: Duane Johnson
Email: tim@TSRE.com Email: djohnson@knothebruce.com

Co-Owner:  Stone House Development Co.
1010 E Washington Ave. Ste. 101
Madison, WI 53703
Phone: 608-251-6000
Contact: Rich Arnesen
Email:
rarnesen@stonehousedevelopment.com

Introduction

The property located at 2725 Marshall Court is the site of a vacant two-story commercial building with
surface parking. The current zoning is C-3-Medical Office-Commercial District. The project proposes
rezoning the site to allow for the redevelopment and construction of a multi-family housing
development. The site has proven to be viable for residential use, which will benefit the surrounding
neighborhood. The site is one block to the nearest public transit stops, allowing for easy access to many
areas of the city. In addition, the project is directly adjacent to the newly implemented bike path.

This rezoning application requests rezoning from C-3 to Planned Unit Development; this is the first step
of the PUD zoning which establishes the General Development Plan for the site. Future submittals for
the Specific Implementation Plan will describe the specific development details.

7801 Universily Ave., Suite 201
knothebruce.com Middleton, W1 53562



2725 Marshall Court Development Knothe & Bruce Architects, LLC

Project Description

The existing vacant building will be razed and replaced with a four-story multi-family building consisting
of 43 units and two levels of underground parking totaling 53 parking stalls. Each unit will include its own
approximately 9'x6’ private balcony space and there will be a large shared outdoor space located on the
south side of the building. The building design will be similar in height and density of the neighboring
multi-family developments, balancing the neighborhood aesthetic. The proposed development is
generally consistent with the Shorewood Hills 2021 Comprehensive Plan and the Doctor’s Park
Neighborhood Plan to redevelop the University Avenue corridor and Marshall Court area. The median
height along Marshall Court will be 50 feet; as the comprehensive plan for this site calls for a maximum
height of 46 feet, a height variance is being requested. The proposed height is consistent with newer
projects along Marshall Court and the previously approved GDP on this and the neighboring sites
(Ordinance No L-2016-5).

Sustainable design features will be incorporated throughout the construction process, including building
materials, energy-efficient appliances, a solar array, and electric car charging stations.

The architecture will be transitional with urban detailing that reinforces the rhythm and scale of the
building. High-quality and durable materials will be used throughout the project with a lasting
architectural aesthetic.

Compliance with Village and Neighborhood Planning Goals

The proposed development meets several of the objectives and goals outlined in the 2021 Shorewood
Hills Comprehensive Plan and Doctor's Park Neighborhood Plan regarding future land use development
and the redevelopment needs of the University Ave. corridor and Marshall Ct. area. It also identifies
these areas as “Potentially Acceptable Zoning Districts.”

e Encourage development that uses land efficiently, including increased density and mixed-
use infill. Infill projects are expected to be two or more stories in height with a preference
towards multi-story buildings. Developers are encouraged to construct residential units along
Marshall Ct.

o The project would raze the two-story vacant building and reinvigorate the lot with a newly
constructed four-story multi-family unit building. Multi-level building structures allow for
the most efficient use of space and creates additional housing options suitable for
individuals and families.

e Developers will be expected to integrate aspects of the Village’s Sustainability Plan into new
developments whenever feasible. Maintain high quality buildings that serve residents and
actively build community.

o The interior and exterior of the building will be constructed of high-quality materials and
sustainable features, including a PV solar array, electric car charging stations, and energy-
efficient appliances within each unit. The space will feature indoor/outdoor community
areas for residences to gather, socialize and build connections. Stormwater infrastructure
will be brought up to modern-day requirements.



2725 Marshall Court Development Knothe & Bruce Architects, LL.C

e Encourages affordable or workforce housing units. Encourage live-work situations

o The 43 units will include efficiencies, |-, 2-, & 3-bedroom apartments, providing housing
options accessible to residents of various ages, income levels, and family size while
contributing to relieving existing and forecasted housing needs. Additional housing allows
those working in the area to also live in the community where they work, shortening
commute times, providing access to public transportations, walking paths, and bike routes.
The project will include one (1) three bedroom unit that will be leased to residents making
not more than 60% of Dane County Median Income. Additionally, the Village of
Shorewood Hills will have the option to ‘purchase’ additional affordable units.

* Private off-street parking should be located primarily underground. Redevelopment shall utilize
structured parking.

o Underground parking will be on two levels, accommodating 53 parking stalls; this allows
for efficient land use, less likelihood of stormwater runoff from autos, and adds to the
aesthetics of the building design. The added parking will also relieve pressure on the
Marshall Court street parking spaces.

e Ensure that new development is a net increase to Village tax revenue. Parcels within the
planning area shall remain taxable.
o The new development will remain taxable and increase the Village tax revenue, and is
estimated to generate approximately $6 million incremental tax base.

Site Development and Summary

TIF assistance will be requested to accommodate the additional level of underground parking, alleviating
further congestion on Marshall Court, and provide affordable units(s) in the development. The project
will be a joint development between Stone House Development and T5 Real Estate. Stone House
Development will manage the property in conjunction with the management of Arbor Crossing
immediately to the east. Stone House Development and T5 Real Estate have previously worked
together partnering on Arbor Crossing and Logic Everyday Community, and plan on continuing the
pattern of success.

The multi-family development project will consist of 43 units with a mixture of efficiency, |,2-, and 3-
bedroom apartments. A four-story building with structured parking will be constructed on a 0.369 lot
with a height of 50°. The maximum building height is set at 46', and a variance is being requested to
create a well-balanced and consistent design. The development will create an approximate $6 million
incremental tax base.



2725 Marshall Court Development

Knothe & Bruce Architects, LLC

Summary Statistics

Densities:
Lot Area
Dwelling Units
Lot Area/ D.U.
Density
Lot Coverage
Usable Open Space

Building Height:
Height
Stories

Dwelling Unit Mix:
Efficiency

One Bedroom
Two Bedroom
Three Bedroom

16,080 S.F. / 0.369 acres
43 D.U.

374 S.F/D.U. 16,080/43
I 16 units/acre 43/0.369
11,004 S.F./ 69 %

52,13 S.F.

Height/50°
Stories/4

12
25
4
2

Total

Vehicle Parking:
Underground

Surface parking lot
Total

Bicycle Parking:
Garage Wall-Mount

Garage Floor-Mount
Commercial Surface
Guest Surface

Total

43 D.U.

53
0
53 vehicle stalls

Quantity TBD
Quantity TBD
0

4

TBD bike stalls

Thank you for your time reviewing our application and proposed PUD/GDP documents.

Very truly yours,

J. //L

Duane Johnson, AlA

Knothe & Bruce Architects, LLC



Village of Shorewood Hills PUD Rezoning Request

¢ 810 Shorewood Blvd. ¢ Madison, W1 53705 ¢ Phone (608) 267-2680 ¢ Fax (608) 266-5929 ¢

The Village of Shorewood Hills Plan Commission generally meets on the second Tuesday of the month at 7:00
p.m. at Village Hall. This form must be submitted with 10 sets of plans at 11x17 and 1 set of plans at full-size
(22x34 or 24x36) of the items listed in the requirements below. General Development Plan (GDP) materials
must be submitted at least 30 days prior to the Plan Commission meeting to accommodate public hearing
notification, staff review and agenda placement. Specific Development Plan (SDP) materials must be
submitted at least 20 days prior to the Plan Commission meeting. An incomplete application form and
submittal package may result in a delay of your request. In addition to the requirements of this application,
please be prepared to attend the Plan Commission meeting to present your project and answer questions. If
you have any questions about the requirements please contact Karl Frantz, Village Administrator, at

(608) 267-2680.

Property Address: __ 2725 Marshall Court, Shorewood Hills, WI 53705

Current Zoning Designation: C-3 Current Property Use: vacant 2-story commercial building

Owner Applicant
Name T5 Real E§ta’.te Solutions Knothe & Bruce Architects, LLC
Contact: Tim Carey
Address 7475 Hubbard Ave Suite 202 7601 University Ave, Ste 201
Middleton, WI 53562 Middleton, WI 53534
Phone Number (608) 826-4552 608-836-3690
E-Mail Address tim@T5RE.com djohnson@knothebruce.com
Fax N/A N/A

The fee for a Planned Unit Development-General Development Plan (PUD-GDP) rezoning request is $350.
The fee for a Specific Development Plan (PUD-SDP) is also $350. The Village may also charge the applicant
with costs associated with technical review of materials by outside engineering, planning, and legal
consultants.

PUDs are separated into two phases, the General Development Plan (GDP) and Specific Development Plan
(SDP). Applicants who wish to move forward with both the GDP and SDP simultaneously may discuss
concurrent submittal with Village staff. The necessary components of both the GDP and SDP are listed below.
The Plan Commission and/or Village Board may require other studies or plans that would aid in consideration
of the proposed development. Please see Section 10-1-33 of Village ordinances for criteria for approval of a
PUD and the process for GDP and SDP approval. Amendments to an approved GDP or SDP do not have to
resubmit an entire application, but should address all components being altered.

Planned Unit Development — General Development Plan Requirements
PUD-GDP applications must include the following materials in adequate detail to allow Village staff,
committees, and the Village Board to judge the application against PUD-GDP criteria for approval:

s A map of the project area showing topography, site features, and the property’s relationship to
surrounding properties and structures.

e A statement as to why PUD zoning is proposed, including why the development must utilize PUD-GDP
zoning instead of existing Village zoning districts (is the PUD to accommodate exceptions to land use,
height, setbacks, parking, or any other relevant Village zoning requirements?)

e A statement describing how the project complies with the Village’s Comprehensive Plan and the
neighborhood plan for the area (if the site is in a neighborhood plan boundary).



o A statement describing the project and summarizing relevant project statistics (land uses to be
permitted, anticipated number of residential units, square feet of commercial space, parking stalls, etc.)
If the project is to progress in phases, a phasing map or a statement discussing project phasing.

e Scaled plans of the site (not less than 1” = 100’) showing:

o Land uses and development densities.

The size, arrangement, and location of lots.

The proposed general location of buildings or groups of buildings.

Public and private roads.

The location and square footages of public and private open space.

A general grading plan, including drainage and stormwater management, sufficient to illustrate

that the development will generally meet the Village’s stormwater management ordinance.

O 0O O 0O

Planned Unit Development — Specific Development Plan Requirements
PUD-SDP applications must include the following materials (per Section 10-1-108 of Village ordinances) in
adequate detail to allow Village staff, committees, and the Village Board to judge the application against PUD-
SDP criteria for approval:

e Statement of how the SDP is consistent with the previously approved GDP.

e Anticipated construction schedule.

e Legal description, plus existing conditions, proposed easements, and a property boundary survey at a

scale of at least 1" = 40’, prepared by a registered land surveyor.

* Page and volume number of recorded easements or covenants and a note describing their effect of the
use of the site, if any.
Proposed covenants.
Location, height, dimensions, exterior materials and colors of proposed building(s).
Distances of proposed building(s) from lot lines.
Location, size and type of all existing and proposed utility lines and structures.

Location, size and dimensions of proposed common areas, easements, and other specially designated
areas.

Location and dimensions of proposed walkways, sidewalks, and trails.

« Location, width, and surfacing of proposed public or private streets and parking areas (see Section 10-
1-70(b) for parking and circulation design requirements).

e Location, size, dimensions, and type of proposed site lighting (must comply with Chapter 22).

e Location, size, dimensions, type, material, and color of proposed signs (signage may be submitted
separately at a later date, if desired).

e Grading, drainage, erosion control, and stormwater plans.

e Landscaping plan (using Section 10-1-70(b)(11) as a guide).

Certification
| (we) certify that above plans and materials submitted herewith are true to the best of my (our) knowledge and
belief. | (we) consent to the entry in or upon the premises described in this application by any authorized
official of the Village of wood Hills for the purpase of securing information, and posting, maintaining and
removing such notices as may b/e7@/'
Applicant Signature: 12

PP g A7

uir y law.
% 7; W pate:__11/16/21

i /v
Owner Signature: Date:
For Staff Use Only
Date Received: Public Hearing Date: PC: VB:
Fee Amount: Paid? PH Publication Dates: | PC: VB:

Date Public Hearing Notices Mailed to Adjoining Property Owners:

Board Hearing Outcome: Subject to:
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THE LOCATION OF EXISTING UTILITIES, BOTH UNDFRGRCUND

AND OVERHEAD ARE APPROXIMATE ONLY AND HAVE NOT BEEN
INDEPENDENTLY VERIFIED BY THE OWNER OR ITS REPRESENTATIVE
THE CONTRACTOR SHALL BE RESPONSIBLE FOR DETERMINING THE
EXACT LOCATION OF ALL EXISTING UTILTIES WHETHER SHOWN

ON THESE PLANS OR NOT, BEFORE COMMENCING WORK, AND SHALL
BE FULLY RESPONSIBLE FOR ANY AND ALL DAMAGES WHICH MIGHT
BE CAUSED BY THE CONTRACTOR'S FAILURE TO EXACTLY LOCATE
AND PRESERVE ANY AND ALL UTILITIES
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RADI LEGEND
EXISTING MAJOR CONTOURS
EXISTING MINOR CONTOURS
——@2D—— PROPOSED MAJOR CONTOURS
——(B18—— PROPOSED MINOR CONTOURS
- DITCH CENTERLINE

SILT FENCE
== = = DISTURBED LIMITS
BERM
= DRAINAGE DIRECTION
2927 PROPOSED SLOPE ARROWS
S 1098 61 EXISTING SPOT ELEVATIONS
& 785 pROPOSED SPOT ELEVATIONS

STONE WEEPER

VELOCITY CHECK

INLET PROTECTION

6:1 EROSION MAT CLASS | TYPE A URBAN

SRS

E@l"‘é—#: TRACKING PAD
GRADING NOTES:

1 CONTOURS ARE SHOWN FOR PURPOSES OF INDICATING ROUGH GRADING. FINAL
GRADE SHALL BE ESTABLISHED ON PAVED SURFACES BY USING SPOT GRADES
ONLY.

RIP RAP

2. ALL GRADES SHOWN REFERENCE FINISHED ELEVATIONS
3. CROSS SLOPE OF SIDEWALKS SHALL BE 2.0% UNLESS OTHERWISE NOTED

4 LONGITUDINAL GRADE OF SIDEWALK RAMPS SHALL NOT EXCEED 8.33% (1:12) AND
SHALL BE IN ACCORDANCE WITH ADA REQUIREMENTS.

S LONGITUDINAL GRADE OF SIDEWALK SHALL NOT EXCEED 5.0% OR THE ADJACENT
STREET GRADE WHICHEVER IS GREATER.

6. ACCESSIBLE ROUTES SHALL BE 5.0% MAX LONGITUDINAL SLOPE AND 1.5% MAX
CROSS S.OPE. ACCEISSIBLE LOADING ARTAS OR LANDINGS SHALL BE 2.0% MAX
SLOPE IN ANY DIRECTION. RAMPS SHALL BE B 33% WAX SLOPE.

7. NO LAND DISTURBANCE ACTIVITIES SHALL BEGIN UNTIL ALL EROSION CONTROL
BMP'S ARE INSTALLED.

8. SEE DETAIL SHEETS FOR EROSION CONTROL NOTES AND CONSTRUCTION SEQUENCE

GENERAL NOTES:

1 THE CONTRACTOR IS RESPONSIBLE FOR ANY DAMAGE CAUSED DURING
CONSTRUCTION TO PUBLIC PROPERTY, PRIVATE PROPERTY OR UTILITIES

2. THE CONTRACTOR SHALL SUBMIT SHOP DRAWINGS FOR REVIEW BY THE ENGINEER,
PRIOR TO PLACING AN ORDER OF ANY SUCH ITEM

3. EXISTING TOPOGRAPHIC INFCRVATION IS SASED ON FIELD OBSERVATIONS AND/OR
PLAN OF RECORD DRAWNGS. CONTRACTOR SHALL VERIFY TOPOGRAPHIC
INFORMATION PRIOR TO STARTING CONSTRUCTION.

4. RIGHT OF WAY (ROW) AND PROPERTY LINES ARE APPROXMATE. CONTRACTOR
SHALL BE RESPONSIBLE FOR PROTECTING EXISTING PROPIRTY CORNER
MONUMENTATION. ANY MONUMENTS DISTURBED BY CONTRACTCR SHALL BE
REPLACED AT THE CONIRACIORS EXPENSE.

5. CONTRACIOR SHALL COORDINATE WITH DRY UTILITY COMPANY'S REGARDING ANY
POTENTIAL CONFLICTS AND COORDINATE RELOCATIONS AS MAY Bf REQUIRED.
CONTRACTOR SHALL ALSC COORDINATE THE PROPOSEO INSTALLATION OF NEW
FACILITES AS REGUIRED.

bicher
planners l engineers I advisors

-
Phone: (800) 261-3898
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UTILITY NOTES:
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2

2

22.

G

CONTRACTOR SHALL OBTAIN ANY NECESSARY WORK IN RIGHT OF WAY, EXCAVATION, UTILITY
CONNECT!ON, PLUGGING AND ABANDONMENT PERMITS PRIOR TO CONSTRUCTION.

CONTRACTOR TO VERIFY EXISTING UTILITY LOCATIONS AND ELEVATIONS PRIOR TO STARTING
WORK

SANITARY & STORM SEWER LENGTHS SHOWN ARE FROM CENTER OF STRUCTURE TG CENTER OF
STRUCTURE. STORM SEWER END SECTIONS ARE INCLUDED IN THE LENGTH AND SLOPE OF THE
PIPE

CONTRACTOR SHALL INVESTIGATE ALL UTILITY CROSSINGS PRIOR TO CONSTRUCTION AND NOTIFY
ENGINEER OF ANY CONFLICTS

CONTRACTOR SHALL BE RESPONSIBLE FOR ADJUSTING ALL UTILITY STRUCTURES TO FINISHED
GCRADE (MANHOLE RIMS, WATER VALVES, AND CURB STOPS), IF NECESSARY.

A COPY OF THE APPROVED UTILITY PLANS, SPECIFICATIONS AND PLUVBING PERMIT APPROVAL
LETTER SHALL HE ON-SITE DURING CONSTRUCTION AND OPEN TO INSPECTION BY AUTHORIZED
REPRESENTATIVES OF THE DEPARTMENT OF SAFETY AND PROFESSIONAL SERVICES AND OTHER
LOCAL INSPECTORS

PROPOSED UTILITY SERVICE LINES SHOWN ARE APPROXIMATE. COORDINATE THE EXACT
LOCATIONS WITH THE PLUMBING DRAWINGS. COORDINATE THE LOCATON WITH THE PLUMBING
CONTRACTOR AND/OR OWNER'S CONSTRUCTION REPRESENTATIVE PRIOR TO INSTALLATION OF
ANY NEW UTILITIES

STORM BUILDING SEWER PIPE SHALL CONFORM TO ONE OF THE STANDARDS LISTED IN TABLE
384.30-6 OF SPS 384.30(3)(c)

UNDERGROUND DRAIN AND VENT PIPE/TUBING SHALL CONFORM TO ONE OF THE STANDARDS
LISTED IN TABLE 384.30-2 OF SPS 384.30(2)

PRIVATE WATER SERVICES AND PRIVATE WATER MAINS SHALL CONFORM TO ONE OF THE
STANDARDS LISTED IN TABLE 384 30-7 OF SPS 384 30(4)(d)

PRIVATE SANITARY SEWER AND LATERALS SHALL BE POLYVINYL CHLORIDE (PVC) ASTM D3034 -
SDR 35 OR APPROVED EQUAL MATERIAL THAT CONFORMS TO ONE OF THE STANDARDS LISTED
IN TABLE 3B4 30-3 OF SPS 3B4.30(2)(c)

A MEANS TO LOCATE BURIED UNDERGROUND EXTERIOR NON METALLIC SEWERS/MAINS AND
WATER SERVICES/MAINS MUST BE FROVIDED WITH TRACER WIRE OR OTHER METHODS IN ORDER
TO BE LOCATED PER SPS 382.10(*'}{(h) AND SPS 382.40(8)(k).

EXTERIOR WATER SUPPLY PIPING SETBACKS AND CROSSINGS SHALL BE IN ACCORDANCE WITH
SPS 382.40(8)(b.)

NO PERSON MAY ENGAGE !N PLUMBING WORK IN THE STATE UNLESS LICENSED TO DO SO BY
THE DEPARTMENT OF SAFETY AND PROFESSIONAL SERVICES PER S.145.06.

SITE CONTRACTOR SHALL LEAVE SANITARY AND WATER LATERALS FIVE (5) FEET SHORT
(HORIZONTALLY) FROM THE BUILDING. BUILDING PLUMBER SHALL VERIFY SIZE, LOCATION, AND
INVERT ELEVATION OF PRQPOSED SANITARY AND WATER LATERALS.

IT IS THE CONTRACIOR'S RESPONSIHILITY TO VERFY THAT THE EXISTING VALVES WLL HOLD THE
PRESSURE TEST PRIOR TC CONNECTION. THE C/TY IS NOT RESPONSBLE FOR ANY COSIS
INCURRED DUE TO THf CONTRACTOR NOT VERIFYING THAT THE £XSTING VALVE WL HOLD THE
PRESSURE TIST PRIOR TO CONNECTION. F A NEW VALVE IS REQUIRED, THE APPLICANT WILL
BE REQUIRED TO INSTALL ONE AT THEIR EXPENSE, AT THE PCINT OF CONNECTION

CONTRACTOR TO CHLORINATE AND BACTERIA TEST BEFORE DOMESTIC SUPPLY PURPOSES

CLEAN OUT ALL EXISTING AND PROPOSED STORM INLETS AND CATCH BASINS AT THE
COMPLETION OF CONSTRUCTION.

. CONIRACIOR SHALL COCROINATE WITH DRY UTILITY COMPANY'S REGARDING ANY POTENTIAL

CONFLICTS AND COORDINATE RELOCATIONS AS MAY BE REQUIRED. CONIRACTOR SHALL ALSO
COORDINATE THE PROPOSED INSTALLATION OF NEW FACILITIES AS REQUIRED.

ALL WATER MAIN AND SERVICES SHALL BE INSTALLED AT A MINIMUM DEPTH OF 65' FROM TOP
OF FINISHED GRADE ELEVATION TO TOP OF MAIN. PROVIDE 1.5’ CLEAR SEPARATION IF WATER
CROSSES BELOW SEWER AND MINIMUM 0.5' IF WATER CROSSES ABOVE

SANITARY MANHOLES WITH SEWER MAIN CONNECTIONS GREATER THAN 2' ABOVE THE LOWEST

INVERT SHALL BE CONSTRUCTED WITH AN EXTERNAL DROP. MANHOLES WITH SEWER LATERAL
CONNECTIONS GREATER THAT 2' ABOVE THE LOWEST INVERT SHALL BE CONSTRUCTED WITH AN
INTERNAL DROP.

INSTALL 1 SHEET OF 4'xB'x4” HIGH DENSITY STYROFOAM INSULATION AT ALL LOCATIONS WHERE
STORM SEWER CROSSES WATER MAIN OR WATER LATERALS

R
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VANDEWALLLE &
ASSOCIATES INC.

December 9, 2021

Village of Shorewood Hills Plan Commission
c¢/o Sharon Eveland, Village Administrator
810 Shorewood Blvd.

Madison, WI 53705

Re: Review of the proposed rezoning of 2725 Marshall Court
From: Medical Office-Commercial (C-3)
To: Planned Unit Development (PUD): General Development Plan (GDP)

At the December 14 Plan Commission meeting, the applicant will present the GDP project to the Plan
Commiission. The following general ontline wonld be typical:
o Applicant presents the project, including describing the findings of the Shadow Study and the financial
need for a four story building
o Applicant directly addresses the need for Planned Unit Development Zoning
o Village Staff presents the findings of the Financial Analysis and the Traffic Study
o Plan Commrission asks questions about the project
o Open the public hearing to hear public questions and comments
o Close the public hearing
o Plan Commuission directs the Applicant to address public questions and comments
®  Plan Commiission asks the Applicant additional questions related to the project
o Plan Commrission directs 1 illage Staff to address public questions and comments related to review
standards and procedures, the Financial Study, and the Traffic Study
®  Plan Commrission discusses the project and discusses whether changes should be made. Changes acceptable
to the Applicant will require an amended GDP submittal. Changes not acceptable to the Applicant may
result in a Plan Commission motion to reconmend denial by the 1 illage Board.
®  Plan Commiission considers a motion or motions to:
O Table the matter to the next Plan Commiission meeting to address recommended project changes
or other issues, or
o Recommend approval of the project by the 1 illage Board as submitted, or
o Recommend denial of the project by the 1 illage Board

My report, based on the submittal of November 23, 2021, continues on the following pages:

120 East Lakeside Street ¢ Madison, Wisconsin 53715 ¢ 608.255.3988
www.vandewadlle.com



http://www.vandewalle.com/

Introduction

The Village of Shorewood Hills has retained Vandewalle & Associates to assist with the review of a
proposed Planned Unit Development (PUD) -- comprised of a General Development Plan (GDP) and
(later) a Specific Development Plan (SDP) -- to enable the redevelopment of the 16,080 square foot (0.37)
acre) parcel located on the south side of Marshall Court and across the street from the Ronald McDonald
House. This parcel is currently zoned Medical Office-Commercial (C-3) and contains a two-story brick
and wood-sided office building of about 5,600 square feet with 25 on-site surface parking spaces on the
east and west sides of the building.

T5 Real Estate Solutions and Stonehouse Development Corporation propose to replace this building with
a four-story multifamily residential building containing 43 dwelling units within a total floor area of about
27,000 gross square feet, located directly over two floors of structured parking, containing 53 parking
spaces. This results in a residential density of 116 dwelling units per acre, and a floor area ratio of 1.68
habitable square feet per square foot of lot area. The development will have a lot coverage of 69%, with
just over 5,200 square feet of usable open space. The proposed building has a maximum exposed
foundation-to-parapet rim height of just under 51 feet as measured at the northwest corner of the building
along Marshall Court, and just under 56 feet as measured at the southeast corner of the building facing
Catafalque Drive and University Avenue. The development team has worked together on the nearby
Arbor Crossing and Logic Everyday Community projects.

The specific mix of dwelling units will be oriented to singles and couples, with 12 efficiencies, 25 one-
bedroom, 4 two-bedroom, and 2 3-bedroom units. One of the three-bedroom units will be leased to
residents making not more than 60% of the Dane County medium income. The developers have also
committed to allowing the Village to fund additional affordable units.

Zoning Process and Planned Unit Developments

The procedure for reviewing a rezoning is detailed in Section 10-1-125 of the Zoning Code, and requires a
public hearing at the Plan Commission, followed by the Commission’s recommendation to the Village
Board. After consideration of the Plan Commission’s recommendation, the Village Board votes on the
rezoning request. The 2725 Marshall Court project is proposed for Planned Unit Development zoning, as
described below.

Planned Unit Developments
The PUD zoning district is enabled by Section 10-1-33 of the Zoning Ordinance. The purpose statement

in subsection (a) states that the PUD zoning designation was established:

“... to encourage and promote improved environmental and aesthetic design in the Village by
allowing for greater design freedom, imagination and flexibility in the development of land while
insuring substantial compliance with the basic intent of [the Zoning Code] and the Village
Comprehensive Plan. To further these goals, the [PUD)] district allows diversification and variation in
the bulk and relationship of uses and structures and spaces in developments conceived as

comprehensive and cohesive unified plans and projects.”
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The referenced design freedom, above, is enumerated in subsection (b), which states that “within the
PUD district there shall be no predetermined specific lot area, lot width, height, floor area ratio (FAR),
yard, usable open space, land use, sign and off-street parking requirements”, but rather, they are
established through each PUD’s review and approval by the Village. Therefore, each PUD is a unique
zoning district with zoning requirements that match the approved development. The General
Development Plan (GDP) phase of a PUD establishes the PUD zoning district, and the general right to
develop a range of land uses and development intensities, as approved. The following Specific
Development Plan (SDP) phase of the PUD is akin to a design review process -- and focuses on the
aesthetics and site plan details of the project.

PUDs are common in the Village and throughout Dane County. They are frequently used for
redevelopment projects where their ability to mix land uses and secure flexible zoning standards is often
essential. They are also used for multi-phase projects, where the general layout and development format is
known for all phases, but the aesthetics and site design details are not. In the instance of the 2725 Marshall
Court project, the PUD zoning approach is providing the ability to address the need for small household
dwelling units in the Village and attainment of urban levels of residential density without the need for
inefficient and environmentally-damaging surface parking,

Section 10-1-33 of the Zoning Ordinance also provides specific review ctiteria for evaluating proposed
PUDs. This report compares the proposed redevelopment project with the criteria applicable to the
General Development Plan (GDP).

Project Benefits Cited by the Applicant

The applicant has provided an evaluation of the proposed project in relation to Village planning goals for

the community and the neighborhood as identified by the 2021 Village Comprehensive Plan and the

Doctor’s Park Neighborhood Plan. Specifically, the proposed 2725 Marshall Coutt project accomplishes

several notable public purposes:

1. The project continues the redevelopment of the University Avenue corridor with increased density.

2. The project integrates elements of the Village’s Sustainability Plan, including high-quality extetior
materials, energy-efficient appliances, a photovoltaic array, electric car charging stations. The
redevelopment will also allow the site to be served by contemporary stormwater quantity and quality
infrastructure design.

3. The applicants note that a two-story building with surface parking would be replaced by a four-story
building with double the number of under-building structured parking spaces.

4. 'The project is estimated to generate approximately $6 million dollars of tax base over current assessed
values.

Proposed Project Timing
The Applicant proposes to construct the project in 2022.

Village Planner Report on 2725 Marshall Ct. GDP Page 3 December 9, 2021



PILANNERS’ PROJECT REVIEW

Michael Slavney, FAICP; of Vandewalle & Associates, has provided the following review of the requested
PUD GDP and SDP proposed T5 Real Estate Solutions and Stonehouse Development Co.

Review of the General Development Plan (GDP) Submittal
Subsection 10-1-33(d) of the Planned Development regulations requires a complete submittal for the

GDP, as follows in the list in bold font. The planners’ review comments are in regular font.

a. A statement describing the general character of the intended development.

b.

C.

The four-page Letter of Intent, dated November 23, 2021, responds well to this requirement.

Aspects of the project related to the Organization Structure, Project Description, Compliance

with Village and Neighborhood Planning Goals, and a Site Development Summary are provided
as part of the GDP submittal.

An accurate map of the project area including its relationship to surrounding properties

and existing topography and site details.
AND
A plan of the proposed project showing sufficient detail to make possible the evaluation

of the criteria for approval set forth in Section 10-1-33(e).

The GDP submittal provides 24 large format sheets. Together, these submittals respond

thoroughly to this requirement, including:

GDP Submittal — dated November 22 and 23, 2021:

Site Plan Sheet C-1.1: Showing the proposed site layout for the building, with the Ronald
McDonald House across Marshall Court, Arbor Crossing to the east, and Psychiatric

Associates and the Logic project to the west. Catafalque Drive is located just south of the
subject property and the adjacent development, with the bike path and railroad tracks
depicted farther to the south.

Lot Coverage Diagram Sheet C-1.4 (dated Nov 30, 2021): providing the lot coverage
measurement for the proposed building at 11,054 square feet on the 16,083 square foot

parcel, resulting in a lot coverage of 69% for the building,

Open Space Diagram Sheet C-1.5: depicting areas of usable open space on the 1,419
square foot terrace, a total of 1,419 square feet of balcony area, and 3,003 square feet of
perimeter green space for the subject property, resulting in a total of 5,029 square feet of
usable open space, totaling 31% of the full site area.

Existing Conditions Diagram Sheet C1.0: showing the current locations of existing utility
lines, utility equipment, fencing, and trees on the subject property. Please note the six foot
wide gas and underground electric easement along the east property line, and the existing
vegetation on the north, east, and south sides of the existing building.
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e Erosion Control Plan Sheet C4.0: depicting silt fencing around the property, and the

connection of storm water facilities on the west side of the building, through a
stormwater lateral to an inlet on the south side of Marshall Coutt. The details of this
system are provided on the Utility Plan on the next page. Note that the proposed silt
fencing location is proposed to not block the public sidewalk on Marshall Court.

e  Utility Plan Sheet C5.0: depicting the details of the stormwater management system (red)
for the roof drains and the underground stormwater treatment facilities linked by 12-inch

pipes. A six-inch potable water lateral (blue) and six-inch sanitary sewer lateral (green) lare
proposed to extend from the northeast corner of the building to the mains in Marshall
Court.

e Basement Level Plans Sheets A-0.1 and A-0.2: depicting the layout of underground
parking facilities, elevator, two stairwells, bike parking, trash storage areas, and mechanical
areas. The access to the underground parking area will be from Catafalque Drive on the
south side of the building. The basement level plans show the access ramp centered along
the south wall.

e  Generalized Floor Plans for Floors One through Four Sheets A-1.1 through A-1.4:
depicting the first floor terrace area and access at the southeast corner of the building, the

hallway network linking the elevator and stairwells to each unit, the area and number of
bedrooms for each unit, and the balconies for each unit. The first floor will also provide
an exercise room and a commons room for residents, overlooking the terrace area. The
upper floors share the same room layout as the first floor, with an efficiency apartment

placed over the exercise room and the commons room on each floor. This approach

provides building stability, reduces vertical noise transmission, and ensures that windows
and balconies align vertically through the full height of the building.

e Building FExterior Elevations for all Four Facades Sheets A-2.1 and A-2.2: depicting the
heights of each floor as well as the total exposed height of each fagade. The pattern of

exterior materials is also depicted, although not specified in the GDP phase of planned
development review. On the north elevation, note the main entry doors to the hallway
system in the center of the facade, emphasized by the building canopy extension. Note
that each north-facing dwelling unit will also have an individual entry door that is raised
above sidewalk grade by one or more steps. On the south elevation, note the first floor
terrace, as well as the underground parking overhead doors and windows. Note also that
the northwest corner of the building has a total exposed height of just under 51 feet,
while the height of the south facade is just under 55 feet, due to Catafalque having a lower
elevation than Marshall Court, and the need to access the underground parking. The east
and west elevations depict the side entry doors leading to the hallway system, and down
into the parking levels. Note the placement of balconies on the east and west facades at
the building corners, with only the central balconies on each floor directly facing the
buildings to the east and west.
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e Perspective Drawings (Not numbered): Depicting a general exterior color scheme and the
relation of the proposed building to surrounding buildings and streets, including Marshall
Court, Catafalque Drive, the Bike Path, and University Avenue.

e Shading Study (Not numbered): Depicting equinox and solstice shading patterns during

early morning, noon, and late afternoon. Note the expected shading to the east and west,
as well as limited shading of the Bike Path at 7 am in the summer, and limited shading of
part of the Ronald McDonald House during most of the day during the winter.

d. A statement addressing relevant items under Section 10-1-33(c)
Provided in the Project Benefits section discussed above, with my analysis provided below.

e. A general outline of intended organizational structure related to property owner’s
association, deed restrictions, and private provision of common setrvices.

T5 Real Estate Solutions and Stonehouse Development Corporation will be the developers. As a
residential apartment project, there will be no property owners or an association to serve them.
No deed restrictions are anticipated, and all services to residents will be provided through typical
apartment building management structure.

f. An economic feasibility study of the proposed use and proof of financial capability.
This information has been provided to the Village in a separate submittal, related to the Tax
Increment Finance District request.

g. When requested, any other information necessary to evaluate the proposal.
All village staff requests for additional information have been fulfilled in the November submittal.
The Plan Commission and Village Board may request additional information.

Comparison to Base Zoning District Standards

The GDP proposes several variations from the zoning requirements for the current C-3 Medical Office —
Commercial District. The following table compares the current C-3 requirements with the proposed
GDP. The requirements of the standard R-4 Multifamily Residential District which focuses on
multifamily development of all types are also provided for comparison.

This report continues on the following page.
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Comparison of the Proposed GDP
with Existing C-3 & Standard R-4 Zoning Requirements
Zoning Districts .
Ttem R C-3 Medical| Proposed VAlLEES Platomer’s
Mkt | Office = |PUD at2725 Observations
amly Commercial | Marshall Ct.
Multiple- ) R-4 District provides the baseline
} Professional )
Family planned development comparison
Land Use . Office and | Apartments .
dwellings of Medical U for the most comparable zoning
edical Uses
all types district, the existing zoning is C-3.
17.4 dwelling units per acre is
Maximum Density 17.4~ dwelling N~ot N~ot typical for subgrban settings. T.'he
units/acre | Applicable | Applicable |proposed density of 116 dwellings
per acre is typical for urban sites.
35’ for flat-
orre Proposed building height adds 9
) roof & 45’ o )
Maximum 50 feet r bl 55 feet for under-building parking and
r _ b
Building Height c ored ‘ ¢ is comparable to other recent
100
buildings developments on Marshall Court.
Minimum Building | 25’ to north | 15’ to north | 7.3’ to north |Proposed setbacks consistent with
Setback to Streets | 42 to south | 42’ to south | 1.4’ to south |recent Marshall Court projects.
Minimum Building | 10 feet on 10 feeton | 53’ to east; |Proposed setbacks consistent with
Setback to Side each side each side | 11.2” to west |recent Marshall Court projects.
.. ) One Acre |No minimum Lot size is existing and comparable
Mini Lot S
o e (43,560 sf) inC-3 16,080 sq ft to recent Marshall Court projects.
Minimum Lot 150 feetat |No minimum| 136 feetat |Width is existing and comparable
Width front setback in C-3 front setback |to recent Marshall Court projects.
Maximum Lot Lot ) ble ¢
rage is compar
Coverage by 50% 40% 6ov, [ o coveraseis comparabie fo
o recent Marshall Court projects.
Building
C 7 urb i
. , 1.25 spaces for efficiency & ontemporary ut .a i requirement
Minimum Parking would reduce requirements near
. 1 bdrm; plus 2.00 spaces for| 53 spaces
Ratios 2/3 bdrm = 58 spaces employment centers, on well-
P serviced bus route and bike path

My analysis of the project in relation to the PUD Ordinance’s Review Requirement is presented on the
following pages.
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Results of 2021 Village Traffic and Parking Review

The Village Traffic Engineering consultant, Jeff Held, P.E., PTOE, of Strand Associates, has provided an
analysis that combines a study of current traffic conditions, 2018 traffic conditions, and the traffic and
parking impacts associated with the 2725 Marshall Court project, and the post-2018 completed Logic
project to the west. The report notes that the actual traffic counts on Marshall Court have been
consistently less than predicted by analyses conducted both before and after the adoption of the Doctors
Park Neighborhood Plan. The reduced number of trips is most likely attributable to the combined effects
of trips provided by the current transit system, strong bike connections, and the proximity of major
employment that facilitates pedestrian trip making,.

Mr. Held notes that the 2018 traffic analysis found a weekday average of 1,888 trips on the west end of
Marshall Court, and a weekday average of 2,187 trips on the east end of the street. (Note that a “trip”
consists of arriving at a location, and that the departure from that location is a second trip.) Prior to the
redevelopment activities, traffic projections at build out and based on typical national averages were
projecting approximately 3,000 average daily trips. In November of 2021, Strand counted a total 601
weekday trips at Logic, compared to the prediction of 836 trips associated with national averages (but
much in-line with the 25% reduction below national averages observed for Marshall Court in 2018.

Mr. Held further reports that national averages predict 244 total trips attributed to the 2725 project, with
an AM peak hour prediction of 16 trips, and a PM peak hour prediction of 21 trips. However, these
predictions would be reduced to 11 AM peak hour, 16 PM peak hour, and a total of 171 vehicle trips if
the Marshall Court pattern of 30 percent total trips by walking and biking applies to the 2725 Marshall
Court project. Mr. Held’s report considers project impacts to be “modest”.

Mr. Held also notes that national averages would predict a demand for between 52 and 59 on-site parking
stalls for the 2725 project, and further notes that given established walking and biking patterns for
Marshall Court, the demand for on-site parking could be less that national patterns predict. As a reminder,
the 2725 project provides for 53 on-site parking spaces.

Results of 2021 Village Financial Analysis of the Requested 4-Story Height Exception

Mr. Scott Harrington, AICP, of Vandewalle & Associates, has provided a financial analysis of the need for
four floors of development. The Doctor’s Park Neighborhood Plan calls for development with structured
parking in the central area of Marshall Court, with a maximum height of three stories and 46 feet.
However, the Neighborhood Plan creates the ability to seek an exception from these height limits, as
reviewed by the Plan Commission, %o #he extent that it is determined by substantial proof that a desirable structure can
only be economically constructed at four stories/ 60 feet in height.”

Mr. Harrington’s financial analysis concludes “%hat the financial performance is significantly different between the three-

and four-story options. The four-story option is likely to achieve marginally market-feasible rates of return, while the returns on
the three-story gption wonld not be sufficient for the project to proceed.
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Analysis of the Proposed Planned Unit Development in Relation to the PUD Review Standards
The PUD provisions in Section 10-1-33(c) require this project to be reviewed by the following specific
criteria:

(1) Character and Intensity of Land Use. A PUD district’s [land] uses and their intensity, appearance
and arrangement shall be of a visual and operational character which:

a. Are compatible with the physical nature of the site or area.

I believe the proposed multifamily land use and dwelling unit mix are fully compatible with the
redeveloping nature of the area.

The proposed development intensity is consistent with the commonly used 4-story nature of
newer buildings on the south side of Marshall Court, and is cleatly consistent with buildings on
the north side, which are somewhat smaller and more variable. The proposed maximum building
height results from the sloped site condition resulting from minimizing stairway height along
Marshall Court combined with allowing vehicle access from Catafalque Drive.

The proposed appearance and architectural design of the building is generally consistent with the
nature of other buildings recently developed on Marshall Coutt, and very consistent with other
new buildings on the south side of Marshall Court in terms of setbacks and an “urban”
architectural character related to exterior building materials, balconies, and roof, door, and
window forms. The buildings’ under-building parking area takes advantage of the north to south
down-slope of the site.

In total, I believe the proposed building strongly meets this criterion in that it is a strong match
for the buildings to the east and west, and similar buildings in the Village across from University
Avenue. I believe the proposed building will provide a good transition between the busy
University Avenue corridor and the Ronald McDonald House to the north. The proposed lot
coverage and Floor Area Ratio (FAR) is generally consistent with sites to the east and west, and
appropriate for development facing University Avenue.

b. Will produce an attractive environment of sustained aesthetic desirability, economic
stability, and functional compatibility with the Village Comprehensive Plan.

The building’s exterior uses materials that are attractive, high-quality, and durable on all four
elevations. The building’s appearance is very compatible with the new buildings to the east and
west on Marshall Court. The project follows the aesthetic guidelines of the Doctors Park
Neighborhood Plan for building height, composition, scale, windows, materials, and colors — with
the exception of having a maximum height of 55 feet, rather than the 46 feet identified in the
Neighborhood Plan. However, this requested flexibility from the Plan recommendation results
from the need to access the under-building parking area from Catafalque Drive — which adds the
typical 9 feet of floor height.
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The building provides articulations which are appropriate for its size, and detailed changes in
materials and textures. A useable outdoor terrace is provided on the southeast corner side of the
building.

Building Code requirements for dwelling units located over under-building parking result in
stronger and safer construction. Such buildings are considered to have a long lifespan. The focus

on efficiency and one-bedrooms dwellings address a strong demand for small units that is
expected to continue for decades to come.

I believe the project strongly meets this criterion.

c. Will not adversely affect the anticipated provision for school or other municipal services
unless jointly resolved.

Village Population. The proposed 46 dwelling units will add approximately 70 residents to the

Village population but is designed to serve existing residents, and provides small sized dwellings
that will be increasingly needed in the community based on long-term demographic trends for
small households resulting from increased age of active lifestyles, higher proportion of single
people, and the increasing delay of the age of marriage and child-bearing,

School Services. School impacts will be beneficial in terms of increased state funding resulting
from additional children.

Emergency Services. Any increase in emergency service calls to the site is expected to be nominal

based on past experience. The City of Madison, through its service agreement with the Village, is
well-equipped to provide fire and EMS services to the project.

The Village’s fee payment for fire and EMS service to the City of Madison depends on the change
in Village population and equalized value relative to Madison’s. If population and equalized value
grow at a faster rate in the Village, the Village’s payment will increase. This modest project will
likely have a minimal impact on the fee payment given its modest size compared to the City
Madison continuing to expand at its edges and through redevelopment. Specifically, the City’s
growth in population and tax base is expected to grow at a significantly faster rate than the
Village’s — thus leading to stable or even reduced fees for fire and EMS.

Other Services. The Village will not see any increase in demand for snow plowing or garbage
collection, as no additional length of public street will result from the project.

I believe the project meets this criterion.

d. Will not create a utility, traffic, or parking demand incompatible with the existing or
proposed facilities to serve it unless jointly resolved.

Utilities. The Village Engineer is reviewing utilities and stormwater issues and will provide a
separate review letter covering those items.
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Traffic. Based on Mr. Held’s review of traffic and parking for this project (see above on page 8 of
this report), and based on my forty years of planning experience, and discussions with several
experts in urban Dane County mixed-use developments at Vandewalle & Associates, I concur
with Mr. Held’s findings that the traffic impacts for this project will be modest and mitigated by
the higher percentage of trip-making by foot and bike in the Marshall Court area, and that the
proposed 53 parking spaces will be sufficient to meet the demand for the project.

I believe the project meets this criterion.

e. Economic impact. A planned unit development district shall not adversely affect the
economic prosperity of the Village or of surrounding properties.

Due to the general compatibility with the heights and bulks of other redevelopment sites on
Marshall Court, and the provision of significant tax base increase, I suspect that impact analysis
will demonstrate that the 2725 Marshall Court project will be of economic benefit to the Village
and surrounding properties. Mr. Scott Harrington of Vandewalle & Associates is providing a
more detailed economic impact evaluation of the this project in a separate report.

In total, I believe all of the sub-critetia of e. above, are met.

(2) Preservation and maintenance of open space. A PUD district shall make adequate provision for
the improvement and continuing preservation and maintenance of attractive open space.

The 2725 project is proposed as an urban-character project to replace suburban character
development. Currently, open space in the form of small lawn and landscaped areas surrounds the
existing building. Although contributing significantly to the sites” suburban character, these areas do
not provide usable open space. Similarly, although the existing development provides sidewalks
linking the building entrances to parking areas and Marshall Court, usable pavement areas for open
space enjoyment are lacking. The proposed project offers a significant upgrade in terms of both public
and private open space. Most notable are the private terrace and balcony or patio for each dwelling,

I believe this criterion is met.

(3) Implementation schedule. A PUD district shall include suitable assurances that the project could
be completed in a manner which would not result in an adverse effect upon the community as a result
of termination at that point.

The proposed project development period is during 2022. The PUD ordinance requires a Specific
Development Plan (SDP) to be submitted to the Village within 12 months of the Board’s approval of
the General Development Plan (GDP). As discussed, the SDP has been submitted along with the
GDP. The ordinance allows the Village to consider annual extension requests from the developer, if
needed.

I believe this criterion is met.
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(4) Adherence to Comprehensive Plan. A PUD district shall further the Village Comprehensive Plan.

The applicants have provided a good summary of the 2021 Comprehensive Plan’s recommendations
for the Marshall Court and University Avenue redevelopment areas. The new Comprehensive Plan’s
recommendations include:

e Encourage development that uses land efficiently, including increased density and mixed use
infill. Infill projects are expected to be two or more stories in height with a preference
towards multi-story buildings. Developers are encouraged to construct residential units
along Marshall Ct.

e Developers will be expected to integrate aspects of the Village’s Sustainability Plan into new
developments whenever feasible. Maintain high quality buildings that serve residents and
actively build community.

e Encourages affordable or workforce housing units. Encourage live-work situations

e  Private off-street parking should be located primarily underground. Redevelopment shall
utilize structured parking.

e Ensure that new development is a net increase to Village tax revenue. Parcels within the
planning area shall remain taxable.

I believe this criterion is met.

Analysis of the Proposed Project in Relation to the Doctor’s Park Neighborhood Plan
Although, not required by the Zoning Ordinance or the new Comprehensive Plan, the Village has

historically reviewed developments on Marshall Court in relation to the recommendation of the Doctot’s
Park Neighborhood Plan (DPNP).

LAND USE:
Page 10. Land Use Goal No. 1: Diversify land use along Marshall Court.

Page 10: Obyjective No. 1: Develop mixed-use goning districts to enable desired development.
The proposed GDP is not a mixed-use project. However, within the context of an entirely
residential project, it does provide for a wide range of dwelling unit sizes.

Page 10: Objective No. 2: Work with developers and land owners to implement desired land use outcomes.
The proposed GDP requires Village zoning approval, as does the request for Tax Increment
Financing. The proposed project accomplishes key objectives of the developer, which is the
current property owner.

Page 10. Land Use Goal No. 2: Establish a land use pattern that mitigates the effect of
redevelopment on traffic volume and circulation.

Page 10: Objective No. 1: Encourage opportunities for live-work situations, reducing the need for employees to
drive to work.

I believe this has been accomplished along the entirety of Marshall Court, which per Mr. Held, is
benefitting from 30 percent of all trips are made by walking, biking, and transit. If the Regional
Bus Rapid Transit project is implemented, this modal share will likely increase.
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®  DPage 11: Objective No. 2: Balance high traffic-generating uses with lower ones.
I would characterize the proposed residential nature of this project to be low in traffic
generation potential. For example, Mr. Held is projecting less than one peak hour trip per
dwelling unit. This is substantially less that the trip generating potential of office or retail uses.

Page 11. Land Use Goal No. 3: Establish a land use pattern that complements the existing

uses within and around the perimeter of the neighborhood.

o Page 11: Objective No. 1: Encourage first floor uses that support pedestrian activity such as neighborhood retail
or service-oriented business.
This objective is not being accomplished with the project being 100% residential. However, Mr.
Held notes that approximately 30% of all trips for the project will be transit, walking, or biking.

o Page 12: Objective No. 3: Redevelopment shall utilize structured parking (as opposed to surface parking).
Two-level structured parking (unusual for four-story buildings) is proposed for the project.
However, this Objective further states that the goal of structured parking should be
accomplished without TIF assistance, unless the Village receives additional benefits — such as a
certain number of spaces set aside for public use. TIF assistance is being requested. The
potential public benefit is the provision of a diverse dwelling unit mix, with the potential for one
or more affordable units.

o  Page 12: Objective No. 4: Parcels within the planning area shall remain taxable.
The proposed project will be fully taxable

o Page 13: Marshall Court Future Land Use &> Building Heights Map.
This map explicitly identifies the following bullet points for the subject property:
»  Mixed use office | commercial [ residential — Only residential.

»  2-3story building heights (maximum of 46 feet) — No. 4 stories and 55 feet are proposed.
»  Shared structured parking facilities — No. Not open to public.
»  Enbanced pedestrian connections to the street — Yes, both the public entry and private doors.

URBAN DESIGN:
Page 23. Urban Design Goal No. 1: Promote a pedestrian-scale environment in the
neighborhood.
®  Page 23: Objective No. 1: Promote pedestrian safety.
The project will result in preserving the new cross-section for Marshall Court

o Page 23: Objective No. 2: Implement design guidelines for redevelopment to support a pleasant pedestrian

experience.

I believe this is generally accomplished. The Urban Design chapter of the DPNP identifies the

following Overall Design Objectives:

O Building Height — Possibly. Building heights above three stories and 46 feet are potentially enabled by
demonstrating financial necessity. (See Mr. Harrington’s report.)

o Floor Height — Yes. First floor heights are about 12 feet — well under the 18 foot maxcimum. Upper floor
heights are about 11 feet — well under the 14 foot maximum.

O Building Composition — Yes. The building has a well-composed exterior with a definite top, middle, and
bottom portion.
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O  Building Articulation — Yes. The building has components that emphasize verticality and rhythm —
particularly accomplished by wall plane recesses and extensions with stacked windows and balconies.

O Building Scale — Yes. The building has a facade design that varies through the use of different materials,
colors, and)/ or divisions to reduce their mass.

o Windows — Partially. The majority of ground floor windows are not larger in scale. Larger windows would
not be compatible with ground floor residential. However, I believe this is mitigated by the presence of
individual ground floor entry doors for each unit facing Marshall Conrt.

o Color— Yes. Color choices complement the building’s materials and style, and harmonize with adjacent
buildings. Sufficient variation in color is present.

o Green Design — Yes. Green design components are present, particularly with the approach to stormwater
management, passive building design components, and EV charging.

The Urban Design chapter of the DPNP identifies the following Building Placement Objective:

o  Maintain a Pedestrian Scale
Yes. The building is placed close to the Marshall Court right-of-way, approximately the same
distance compared to the recommended three feet. Building elements including the ground level
entry door for each unit facing Marshall Courts, the first floor terrace, and a balcony for each
unit, also emphasizes pedestrian scale.

The Urban Design chapter of the DPNP identifies a plethora of other objectives for the design of
the public right-of-way area, including sidewalks, landscaping, pedestrian furniture, and on-street
parking. With the prior dedication of rights-of-way along Marshall Court, these objectives can be
more readily attained.

URBAN DESIGN (continued):
Page 24. Urban Design Goal No. 2: Preserve the existing quality of life for users and
residents of the neighborhood.
o Page 24: Objective No. 1: Preserve and maintain “landmark” buildings.
The DPNP does not identify the existing building on the site as a “landmark” building.

o Page 24: Olbjective No. 2: Ensure that redevelopment provides an appropriate transition between new and
exISIINg Sructures.
I believe this is generally accomplished. This portion of the DPNP text identifies the Unitarian
Meeting House, Shakleton Square, and the Ronald McDonald House as “landmark structures”.
The text further states: “The existing iconic buildings discussed above do tend to suggest that
the area could sustain redevelopment at a 3-4 story density. Shakleton Square and the Ronald
McDonald House could be considered “three and a half story” buildings — Shakleton has
dormer windows above the third floor, and the first floor of the Ronald McDonald House is
above the street level of Marshall Court.”

o  Page 24: Objective No. 3: Require a shadow study of proposed redevelopment projects.
The provided shadow study indicates that winter shadows will approach and cover portions of
the ground floor of the south facades of the Ronald McDonald House building.

Page 24. Urban Design Goal No. 3: Encourage sustainable development.

o Page 24: Olbjective No. 1: Encourage development to occur in a sustainable manner.
Significant sustainable components are proposed by this project.
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TRANSPORTATION:
Page 35. Transportation Goal No. 1: Provide enhanced safety and connectivity for
pedestrian and bicycle traffic.

o Page 35: Objective No. 1: Implement the desired Marshall Court street section, with a consistent right-of-way
width and sidewalk location.
The desired street section is now in place.

o  Page 35: Objective No. 2: Provide additional pedestrian connections from residential areas to destinations within
the neighborhood area.
The proposed GDP does not provide for a pedestrian connection. A full sidewalk from Marshall
Court leads along most of the east side of the building. Is it possible to extend it all the way to
Catafalque Drive? If this is a potential, it could be evaluated as part of the SDP.

o Page 35: Olbjective No. 3: Provide a designated bicycle route through the neighborhood area.
This has been accomplished by the Village through the redevelopment projects.

o Page 36: Recommended Marshall Court Layout Map.
This map explicitly identifies the following bullet points for the subject property:
»  Marshall Court Realignment —Yes. Accomplished through prior redevelopment projects.

®  New Bicycle Connection — Yes. Accomplished through prior redevelopment projects.

»  _Alley Access to Structured Parking — The Village has already accomplished the limited two
connections between Catafalque Drive and Marshall Court through prior redevelopment
projects.

Page 41. Transportation Goal No. 2: Promote strategies and improvements aimed at
mitigating existing and future traffic congestion.

o Page 41: Objective No. 2: Require redevelopment proposals to reimburse the village for a traffic impact analysis
(I'LA) that identifies potential impacts of development on traffic circulation patterns. Develgpment should not
create traffic that cannot be handled by existing or anticipated transportation systems.

The TIA has been conducted by Strand Associates, and indicates that the proposed GDP does
not create such traffic. The project’s emphasis on residential development is a key part of
mitigating adverse traffic impacts.

o  Page 43: Objective No. 3: Encourage the use of mass transit and other non-vebicle oriented transportation
methods.
The project provides covered bike parking.

o Page 43: Objective No. 4: Limit the amount of parking provided with new buildings; provided parking should be
to serve Marshall Court businesses only.
The top of the right-hand column on page 43 of DCNP suggests that the Village should allow
parking for redevelopment along Marshall Court to be less than the Village’s current standard of
one space per 300 squate feet of office/retail space, one space per 100 square feet of restaurant
space, two spaces per two (or more) bedroom unit, and 1.25 spaces per one bedroom or
efficiency. I believe the reduced parking ratios proposed by the project reflect this objective in a
responsible manner.
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o  DPage 43: Objective No. 5: Limit the number of curb cuts onto Marshall Court.
No curb cuts are proposed by this project.

o Page 44: Objective No. 6: Redevelopment projects should provide off-street loading areas.
This objective should be discussed by the developer.

Page 44. Transportation Goal No. 3: Encourage cooperation on parking issues between
property owners and between the Village and developers.

o Page 44: Objective No. 1: Encourage cooperation and shared parking between uses and businesses.
The predominantly residential nature of the project is generally not conducive to shared parking.

SUMMARY OF THE VILLAGE PLANNER’S COMMENTS AND RECOMMENDATIONS
The proposed site layout accomplishes important public objectives for the site, as identified in the
Comprehensive Plan and the Doctors Park Neighborhood Plan, including:
e The diversification of housing choices in the Village;
e The elimination of surface parking spaces in favor of under-building parking;
e Improved stormwater management quantity and quality management in the central portion of
Marshall Coutt;
e  Urban design and building architecture largely compliant with the Doctors Park Neighborhood
Plan.
I believe the Village’s traffic objectives are also met by the proposal. However, several aspects of the
project merit consideration and discussion by the Plan Commission and Village Board. These include:

For the General Development Plan (GDP) Phase:
1. The resulting minor shadowing on the Ronald McDonald House and depicted in the shadowing
study for buildings on the north side of Marshall Court.
2. The need for off-street loading to serve residents moving into and out of the building.

For the Specific Development Plan (SDP) Phase:
1. The proposed color scheme of the building, with the dark contrasting color on the top of the
structure.

I will be virtually attending the Village Plan Commission meeting on December 14" to participate in the
review of this project, and to answer any questions regarding this letter. If you have any questions of
comments prior to the Plan Commission meeting, please contact me by email at

mslavney(@vandewalle.com.

Sincerely,

Village Planner, Michael A. Slavney, FAICP
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VANDEWALLE &
ASSOCIATES INC.

To: Shorewood Hills Plan Commission Members

CC:  Sharon Eveland, Village Administrator
Mike Slavney, Vandewalle & Associates

From: Scott Harrington, AICP
Date: December 8, 2021
Re: 2725 Marshall Court Height Exception Analysis

Introduction and Summary of Findings

The proposed residential project at 2725 Marshall Court consists of a four-story building with 43 units
(including at least one affordable unit) and 53 structured parking spaces on two levels. The project replaces a
two-story, vacant office building.

The adopted Doctor’s Park Neighborhood Plan calls for mixed-use development with structured parking for
this area of Marshall Court, with a maximum height limit of three stories and 46 feet. The proposed project
has four stories along Marshall Court and a maximum height of approximately 51 along Marshall Court and
56 feet along Catafalque Drive resulting from the nine-foot high parking level that generally is at the same
clevation as Catafalque Drive. A provision in the Neighborhood Plan states that, “Io #he extent that it is
determined by substantial proof that a desirable structure can only be economically constructed at four stories/ 60 feet in height, the
Plan Commission will consider such an exception.”

The applicant has submitted construction cost and revenue projections for both four-story and three-story
options and is seeking an exception to the Neighborhood Plan height limits to construct a four-story
building. Using information provided by the applicant, an initial return on equity of 3.4% (including the use
of requested tax increment financing [T1F] assistance) has been calculated for the four-story building, and a
return of 1.8% (also with TIF assistance) has been calculated for the three-story building. The extremely low
rate of return renders the three-story option to be economically unfeasible for the applicant.

At the request of the Village, Vandewalle & Associates has analyzed the applicant’s construction costs and
revenue projections for the proposed four-story and three-story options. Although our analysis includes the
level of TIF assistance as requested by the applicant, this analysis is limited strictly to the difference in
financial performance between the three- and four-story options and is not intended to be an
analysis of the appropriateness of the use of TIF assistance for the project nor the amount of TIF
assistance requested.

As described in more detail in this report, our analysis concludes that the financial performance is
significantly different between the three- and four-story options. The four-story option is likely to achieve
marginally market-feasible rates of return, while the returns on three-story option would not be sufficient for
the project to proceed.
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Project Overview

Table 1 provides a summary of the key project data used in this analysis as provided by the applicant.

Table 1
4-Story Building 3-Story Building
Project Component Total Total

Site Area (sf) 16,080 SF 16,080 SF
Total Gross Habitable Area (sf) 38,900 29,175
Number of Floors 4 3
Maximum Bldg. Height (ft) 51 40
Market Rate Units 42 30
Affordable Units* 1 1
Total Units 43 31
Parking Levels 2 2
Structured Parking Spaces 53 53
Surface Parking Spaces - -

Total Parking Spaces 53 53
Approx. Completion Date Summer 2023 Summer 2023
Total Construction Cost S 10,377,000 | S 9,344,115
TIF Request S 962,500 | $ 687,500
Current Assessed Value S 829,500 | $ 829,500
Completed Assessed Value S 6,450,000 | $ 4,650,000
Value Increment S 5,620,500 | S 3,820,500
Total Property Taxes S 133,592 | S 96,311
Tax Increment S 116,412 | S 79,130
1st Year Stabilized NOI S 467,190 | S 336,361

* Project proposed to include at least one affordable unit with the Village having the option after construction to provide
assistance for the inclusion of additional affordable units.

Analysis

The adopted Doctor’s Park Neighborhood Plan permits the Plan Commission to consider an exception to
the three-story/46 foot height limits in this area of Marshall Court as follows: “To the extent that it is determined
by substantial proof that a desirable structure can only be economically constructed at four stories/ 60 feet in height, the Plan
Commission will consider such an exception.” The following is an analysis of the three primary components of this
provision: (1) Desirable Structure, (2) Substantial Proof, and (3) Economically Constructed.

1. Desirable Structure

As described in the Plan Commission report prepared by Mike Slavney of Vandewalle & Associates, the
proposed project meets a number of goals, objectives, and recommendations contained in the adopted
Doctor’s Park Neighborhood Plan and Village Comprehensive Plan. With the exception of the number of
stories and height, the proposed project is highly consistent with these planning documents as well as the
adopted Tax Increment District #3 project plan. Accordingly, Mr. Slavney finds the project to be a “desirable
structure” with desirable uses.

While there may be other project types and configurations that could meet the requirements of the applicable
plans and codes, projects of any type will need to address the following unique factors and challenges that
impact development on this site, which significantly limit the options for constructing a desirable and
economically feasible structure:

e  Constrained Site: At only 16,000 square feet, the site is the smallest, stand-alone redevelopment project
on Marshall Court. The next smallest site is the recently constructed Lodgic Everyday Community at
2801 Marshall Court, which is 25% larger. The applicant has stated that they tried on multiple occasions
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to include the adjoining property at 2727 Marshall Court (Psychiatric Services, S.C.) as part of a larger
project, but the neighboring property owners were not interested. In addition, the neighboring property
has a shared access easement over the western edge of the subject parcel that further lessens the potential
building area. To construct a project with any significant value (as encouraged in the Doctor’s Park
Neighborhood Plan), the small size of the site requires buildings to be multiple stories with structured
parking, both of which increase development costs.

e Limited Remaining TID Life: The project site is in Tax Increment District #3 (TID #3), which has a
remaining spending period of only two years and a remaining collection period of 11 years. Although the
total life of TID #3 was recently extended by three years, any project constructed in 2022 will generate
only nine years of full tax increment to be available for assistance with extraordinary costs and affordable
units. Although the Village currently has the ability to create a new TID, the Village’s past practice has
been to create districts with multiple parcels in need of redevelopment. If a new district were created for
this site, it likely would include only this property as those around it already have been redeveloped or the
owners have indicated that they are not interested in redevelopment. As a result, the Village Board has
indicated a preference that a redevelopment project on this site be accomplished with assistance only with
increment generated within the remaining life of TID #3.

2. Substantial Proof

The Doctor’s Park Neighborhood Plan requires that developers seeking an exception to the maximum story
and height requirements submit substantial proof that their projects are not economically feasible without the
height exception. The developer provided detailed construction and operating pro formas for both three-
story and four-story configurations of essentially the same building.

Development costs and revenues can vary from project to project and over time. However, our analysis of
the costs and revenues provided by the applicant finds them to be in line with similar projects recently
constructed or approved within the Village and Madison area. Although the estimated costs were not
determined by actual construction bids, they were prepared by a general contractor and are sufficient for
purposes of conducting an analysis to determine the general economic feasibility of a three- versus four-story
project.

For purposes of this analysis, the developer and we assumed the three-story structure would be the same in
all other respects to the four-story structure minus the fourth floor. This results in a 25% reduction in
leasable floor area and a corresponding reduction in units from 43 to 31. Likewise, the level of assumed TIF
assistance was reduced from $962,500 to $687,500 based on the reduced assessed value and related tax
increment available to assist the project.

Although there are many different ways a project could be designed and developed on this site, this analysis is
based only on the two proposed project options and not a potential project of some other type or
configuration. Such a hypothetical analysis would be neatly impossible to conduct since there would need to
be an actual developer willing to construct such a project and the fact that our interpretation of the height
exception provision in the Neighborhood Plan does not require such a hypothetical comparison. Further, the
proposed building, as designed, already occupies neatly all of the developable area of the site, so there is very
little room to expand/reconfigure the size of the floor plates for the first three floors in order to gain
significantly more revenue-producing square footage.

Our analysis includes the levels of TIF assistance as proposed by the developer for the three- and four-story
options. The levels of assistance are consistent with what the Village has provided to similar projects and the
increment that would be generated by the respective options; however, the Village Board will evaluate and
determine the amount of assistance, if any, to provide to the project separate from this analysis. Nevertheless,
it appears some level of TIF assistance will be required to support the project, and the Village already has
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begun preparing a development agreement for future action by the Village Board to provide assistance.
Because the use of TIF is likely, we believe the financial performance of both scenarios should, likewise,
assume some level of TIF support and we used the levels proposed by the developer as the basis for our
analysis.

Note that the development agreement currently being drafted for the project includes an option for the
Village to elect to contribute additional TID funds to create additional affordable units. The amount the
Village contributes would offset the lost revenue from restricting the rents, so the net impact to the overall
financial performance of the project would be minimal for either the three- or four-story configuration. As a
result, these additional contributions were not included in our analysis of either configuration.

3. Economically Constructed

The Doctor’s Park Neighborhood Plan requires an applicant to demonstrate that a desirable project cannot
be economically constructed in a three-story configuration within a maximum height of 46 feet in order for
the Plan Commission to consider a building of up to four stories and 60 feet. As proposed, the four-story
structure has a maximum height of 51 feet along Marshall Court and 56 feet at the rear corner on Catafalque.

In evaluating and approving recent requests for TIF assistance, including Flad Development’s The Boulevard
and Lodge Phase II (Pyare Square), the Village Board has been using the following three measures of project
financial feasibility/performance to establish an actual need for assistance and the level of support to be
provided. For each of these, the Village Board also has used performance benchmarks that are consistent
with prevailing rates of return for projects of a similar nature within the Madison and greater Upper Midwest
markets. Although our analysis is not for the purposes of determining the need for/level of TIF assistance,
these economic performance/feasibility measures and benchmarks are appropriate for use in determining the
difference in the financial returns between the two building height options and for determining the general
economic feasibility of each option.

e Initial Stabilized Year Return on Equity: This is the ratio/percentage of net operating income in the first
year in which the project is fully occupied and taxed to the amount of developer equity used for project
construction. Given the two-year time gap between construction and payment of taxes on the full value
of the property, the first stabilized year is projected to be 2024, or Year 2 of the project.

e  Average Annual Return on Equity: This is the net present value of the ratio/percentage of the average
annual net operating income over the first ten stabilized years of the project to the amount of developer
equity used for project construction.

e Internal Rate of Return: This is the effective interest rate received on the developer’s equity over the first
ten stabilized years of the project based on the discounted annual net operating income over this period
of time and a projected net sales value of the project at the end of ten years.

Table 2 provides the projected returns for the three- and four-story options.

Table 2
Project Performance/Feasibility Measure 4 Stories 3 Stories Benchmark
Initial Stabilized Year Return on Equity (ROE) 3.4% 1.8% 7%
NPV Average Annual Return on Equity (ROE) 4.1% 2.3% 13-16%
Internal Rate of Return (IRR) -11.3% -17.9% 10-13%
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As indicated on Table 2, the rates of return for both options are below standard benchmarks, and the returns
for the three-story option are only about half of those for the four-story option. Different developers use
different measures of adequate financial performance. Some are more focused on the upfront earnings from
the initial construction of the project and ability to sell it for a profit shortly after completion. Others are
focused on the long-term rental income, management fees, and/or the long-term asset value of the propetty.
Typically, those interested in longer term earnings are willing to accept lower rates of returns by the
measurements used above versus those that are interested only in short-term earnings. This is not unlike
investors in stocks and bonds — some are looking for a steady annual income stream, while others are looking
for more immediate returns prior to cashing out.

With this project, the developers are in it for the long term and are willing to undertake the four-story option
even though its returns are below the benchmarks. However, the returns for the three-story option are not
adequate to induce this developer, or likely any others, to move forward with that option.

Conclusion

In analyzing the information provided by the applicant against the requirements of the Doctor’s Park
Neighborhood Plan as required for the Plan Commission to consider an exception to the number of stories
and height of the proposed structures, we find that:

1. The proposed project with structured parking is a “desirable structure” in that it meets most of the
goals and objectives of the adopted Doctor’s Park Neighborhood Plan, Village Comprehensive Plan,
and TID #3 project plan.

2. The developer has submitted “substantial proof” of project costs and revenues for both three- and four-
story options that are in line with similar projects recently constructed and approved within the Village.

3. Both options, with TIF assistance, fall below all three benchmarks for rates of return used by the Village,
but those for the three-story option are only about half of those for the four-story option and are not
sufficient for this or any other developer to undertake such a project.

4. Based on the above, the applicant has shown that the project can only be economically constructed at
four stories and, therefore, the Plan Commission may consider granting an exception to the project to
permit four stories and a height of up to 51 feet along Marshall Court and 56 feet along Catafalque.
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Y. STRAND

ASSOCIATES

Strand Associates, Inc.”
910 West Wingra Drive
Madison, WI 53715

(P) 608.251.4843

December 8, 2021

Ms. Sharon Eveland, Village Administrator
Village of Shorewood Hills

810 Shorewood Boulevard

Madison, WI 53705-2115

Re: 2725 Marshall Court Development Traffic and Parking Review
Village of Shorewood Hills, Wisconsin (Village)

Dear Mr. Eveland:

Thank you for the opportunity to complete the following 2725 Marshall Court Development Traffic
and Parking Review. Based on scoping discussions, Strand Associates, Inc.® (Strand) completed the
following tasks:

Daily traffic volume counts on Marshall Court at two locations.

Observation of trips in and out of the Lodgic site at 2801 Marshall Court for local context.
Trip generation for the proposed 2725 Marshall Court development.

Parking generation for the proposed 2725 Marshall Court development.

1. Site Description

In accordance with the letter provided by Knothe & Bruce Architects, LLC, the site is located at
2725 Marshall Court and is currently the site of a vacant, two-story commercial building with surface
parking. The proposed development includes the demolition of the existing building and the construction
of a new four-story multifamily building with 45 units and 53 parking stalls in two levels of underground
parking.

2. Summary of Field Data Collection Results
a. Daily traffic on Marshall Court

Strand used microwave radar detectors to collect traffic volumes and speeds on Marshall Court
at two locations. The west location was between the two driveways serving the University of
Wisconsin (UW) Department of Ophthalmology and Visual Sciences building (2870 and
2828 Marshall Court). The east location was just east of the parking garage entrance to the
800 University Bay Drive building. Figure 1 shows the results from similar counts in 2018 and
the latest 2021 data.
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Ms. Sharon Eveland, Village Administrator
Village of Shorewood Hills
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Average Daily | Average Weekday Speeds
Location | Year Traffic (vpd) Traffic (vpd) 85th >30 mph
West 2018 1,544 1,888 23 0.9%
2021 1,198 1,465 24 0.8%
East 2018 1,831 2,187 22 1.2%
2021 1,417 1,693 24 1.5%

Notes:
vpd = Vehicles per day
85th = 85th percentile speed in miles per hour (mph)
>30 mph = Percent of traffic traveling more than 30 mph

Figure 1  Marshall Court Traffic Volumes and Speeds

Traffic volumes are lower in 2021 than in 2018, while speeds are slightly higher. Both of these
results are likely primarily because of the impacts of the COVID-19 pandemic. Similar patterns
have been found on other streets in the City of Madison area and throughout the country. The
volumes are lower despite the fact that the 2018 counts were taken before the construction and
opening of the Lodgic site at 2801 Marshall Court.

b. Trips In and Out of the Lodgic site at 2801 Marshall Court

Strand counted the number of trips in and out of the Lodgic site on Wednesday, November 17
(PM peak period) and Thursday, November 18, 2021 (AM peak period). The results are shown

in Figure 2.
ITE Raw Observed
Period Trips Trips (all) | Trips (driveway) | Trips (ped) | Total Cars
AM Peak 93 54 14 40 36
PM Peak 89 86 32 54 62
Daily 836 601 198 404 420
Notes:

ITE Raw Trips = Number of car trips predicted by Institute of Transportation Engineers (ITE) rates
driveway = Number of cars in and out of the Lodgic parking garage

ped = Number of people walking in and out of the Lodgic building doors, some of whom drove cars
and parked before walking in

Figure 2  Lodgic Site Trips

The total trips in and out of the Lodgic site was 54 during the AM peak hour, 86 during the
PM peak hour, and estimated to be 601 for an entire day. The driveway trips count the number
of cars in and out of the on-site parking garage. The pedestrian trips are the number of people
that walked in and out of the doors of the building. The total cars is the number of driveway trips
plus an estimate of the number of pedestrian trips that were made by people driving to the area,
parking, and then walking in and out of the building.
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Strand Associates, Inc.®

Ms. Sharon Eveland, Village Administrator
Village of Shorewood Hills

Page 3

December 8, 2021

The numbers in Figure 2 can be used to estimate local trip reduction factors from the ITE trip
generation estimates. Averaged across all three time periods (AM peak, PM peak, and estimated
daily) the Lodgic site produced 25 percent fewer total trips than the ITE trip generation rates
would predict. It also experienced an average mode split of approximately 70 percent cars and
30 precent pedestrians and bicycles.

Trip and Parking Generation for the 2725 Marshall Court Development
a. Trip Generation

Based on the trip generation rates included in the ITE Trip Generation Manual, 10th Edition, the
proposed 2725 Marshall Court development would produce the following number of trips:

The ITE raw total trips are:

AM Peak Hour: Total of 16; 4 inand 12 out
PM Peak Hour: Total of 21; 13 in and 8 out
Daily Trips: Total of 244

Observation of the Lodgic site indicates it is producing, on average, approximately 25 percent
less traffic than the ITE trip generation rates would predict. It is worth noting, however, that the
Lodgic site may not be operating at full capacity given the timing of its launch during the
COVID-19 pandemic. For this reason, and because of the low number of site trips, no reduction
in total trips is assumed for the 2725 Marshall Court development.

It is reasonable to assume that the observed mode split of approximately 70 percent cars and
30 percent pedestrians and bicycles would apply to the 2725 Marshall Court development.

The estimated total car trips are then:

AM Peak Hour: Total of 11; 3 in and 8 out
PM Peak Hour: Total of 15; 9 in and 6 out
Daily Trips: Total of 171

b. Parking Generation

Based on the parking generation rates included in the ITE Parking Generation Manual,
5th Edition, the proposed 2725 Marshall Court development would demand between 52 and
59 total parking stalls. This assumes a general urban or suburban setting without nearby transit.
The Marshall Court area is on the proposed Bus Rapid Transit (BRT) line and is served by an
off-street shared-use path, suggesting demand for parking may be less than the ITE estimate.
Currently, 53 parking stalls are proposed.
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Strand Associates, Inc.®

Ms. Sharon Eveland, Village Administrator
Village of Shorewood Hills

Page 4

December 8, 2021

4, Discussion

The proposed 2725 Marshall Court development adds to the mixed-use nature of the Marshall Court
corridor by adding additional residential use to the existing mix of office, commercial, medical, and
residential buildings. The traffic impacts from the redevelopment should be modest. Assuming 60 percent
of the vehicles come or go from or to the west based on prevailing traffic patterns, car traffic is anticipated
to increase by approximately 5 percent in the AM peak hour, approximately 5 percent in the PM peak
hour, and approximately 9 percent over the course of a day.

The proposed 53 parking stalls should more than accommodate the site’s parking demand. It is in within
the unadjusted range from ITE parking generation rates (52 to 59 stalls) and is more than one stall per
unit.

Thank you again for the opportunity to provide this traffic review. Attachment A includes an updated
summary of previous studies for additional context. Please contact me at 608-251-4843 if you have
guestions or would like additional information.

Sincerely,

STRAND ASSOCIATES, INC.®

Jeffrey S. Held, P.E., PTOE
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Attachment A: Summary or Previous Studies and Plans
1. Marshall Court Traffic Study (2008)

The Marshall Court Traffic Study (2008) was completed by Strand Associates, Inc.® (Strand) at the time
the 800 U-Bay redevelopment was in the Village of Shorewood Hills (Village) approval process. The study
included assumptions about the redevelopment potential of the Doctor’s Park area and estimated the net
increase in traffic that would result based on two redevelopment scenarios. Scenario 1 assumed a higher
amount of residential redevelopment. Scenario 2 assumed a higher amount of office redevelopment.
Figure 2 shows the trip generation results from the study. To date, redevelopment has been more similar to
Scenario 1.

Daily AM Peak Hour PM Peak Hour
Trips | AMIn | AMOut | Total | PMIn | PM Out Total
Scenario 1 3,078 167 94 261 125 205 330
(residential-based)
Scenario 2 3,680 317 75 392 116 325 441

(office-based)

Figure2 Marshall Court Traffic Study (2008) Estimated Net New Motor Vehicle
Trips

The study proposed consideration of the following:

a. Construct a partial signal at University Avenue and Marshall Court and Ridge Street
(completed).

b. Construct a full median on University Bay Drive at Marshall Court to prohibit left turns in
or out. Provide the opportunity for U-turns at University Bay Drive and Highland Avenue
to replace the northbound left turn in from University Bay Drive to Marshall Court with a
northbound U-turn followed by a southbound right turn (a traffic signal is now proposed at
this intersection as part of the reconstruction project at University Avenue and
University Bay Drive and Farley Avenue).

C. Provide sidewalk on both sides, parallel parking, and on-street bike lanes as the
Marshall Court street section is reconstructed (completed).

d. Provide an off-street multiuse path along the north side of the railroad tracks parallel to
University Avenue (completed).

Traffic operations modeling indicated some increase in traffic congestion and delays after
full redevelopment even if all the proposed improvements were implemented.

2. Doctor’s Park Neighborhood Plan

This plan was completed by Vierbicher Associates, Inc. (Vierbicher) in 2008 and 2009. It includes goals
for land use, urban design, transportation, utilities, and facilities. Generally speaking, the plan calls for more
diverse land uses, projects that minimize traffic impacts to the extent possible, improved conditions for
bicycles and pedestrians, and cooperation on parking issues.
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The plan calls for the following:

a. Mixed land uses including office, commercial, and residential with two to four stories and
shared, structured parking provided on-site (similar to completed projects to date).

b. Provide sidewalk on both sides and parallel parking as the Marshall Court street section is
reconstructed (completed).

C. Provide an off-street, multiuse path along the north side of the railroad tracks parallel to
University Avenue (completed).

d. Provide pedestrian connections between Marshall Court and the multiuse path along the
railroad tracks (partially completed).

3. Marshall Court Improvements Study (2010)

The Marshall Court Improvements Study (2010) was completed by Strand to further evaluate the proposed
partial signal at University Avenue, and Marshall Court and Ridge Street. It also investigated improvements
at University Avenue, and University Bay Drive and Farley Avenue. The estimated net increase in motor
vehicle trips in the area resulting from redevelopment from the 2008 study was used for the analysis.

The report includes additional traffic operations evaluation of the partial signal at University Avenue, and
Marshall Court and Ridge Street and a list of outstanding issues to be resolved in its design (completed). It
also includes additional traffic operations evaluation of the University Avenue, and University Bay Drive
and Farley Avenue intersection and a list of outstanding issues to be resolved when future improvements
are made (some have been included in the reconstruction project that will be constructed beginning in 2022).

4. Stone House Development Traffic Review (2011)

This letter was completed by Strand at the time Arbor Crossing | (ACI) was in the Village approval process.
It compared the trip potential of the three parcels being redeveloped versus the proposed four-story,
mixed-use ACI site. Trip generation indicated that ACI would generate a similar amount of motor vehicle
trips to the three parcels being redeveloped if each were simultaneously fully occupied as they once had
been. It also included some recommendations for the site plan regarding bicycle and pedestrian
accommodations.

5. Near Westside Neighborhoods and University Avenue Corridor Transportation Study (2014)
Strand completed the Near Westside Neighborhoods and University Avenue Corridor Transportation
Study (2014) for the Village, the City of Madison, and the University of Wisconsin-Madison. The project
developed approximately 50 recommendations along University Avenue and in the neighborhoods to the
north and south seeking to advance the study’s guiding theme of seeking options to reduce demand for
peak-hour single occupant motor vehicle travel and/or improving conditions for alternate modes without a
severe detriment to car and bus travel.
Recommendations most applicable to the Marshall Court area and the site include:
a. Near-Term Recommendations
N2 Stagger start and stop times of major employers (Marshall Court sites generally
comply with this).
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N24  Complete the missing portions of the east to west bike path between Shorewood
Boulevard and University Bay Drive (completed).

b. Long-Term Recommendations

L7 Full reconstruction of the University Avenue and University Bay Drive
intersection including additional turn lanes, two northbound lanes on
University Bay Drive departing the intersection, new sidewalk on the east side, and
a generous center refuge at the multiuse path crossing (will be constructed
beginning in 2022).

L8 Construct an east to west, grade-separated bicycle and pedestrian crossing of
University Bay Drive (will be constructed beginning in 2022).

6. University Bay Drive Conceptual Layout (2015)

Strand completed a conceptual layout of improvements to University Bay Drive at University Avenue. The
primary features of the improvements include the addition of sidewalk along the east side, potential
locations for a bus pullout, and an improved refuge area at the location of the multi-use path crossing north
of the railroad tracks.

7. Marshall Court 2016 Traffic Review (2016)

Strand completed a review of traffic conditions on Marshall Court from University Avenue to
University Bay Drive. The report includes a summary of previous studies (similar to that stated previously)
and plans for the area at the time and discusses data related to traffic volumes, parking occupancy, crashes,
and speeds on Marshall Court. The study found that the increase in traffic volumes after approximately
50 percent of the anticipated redevelopment on Marshall Court was complete was between 20 and
50 percent of the forecasted traffic increase from in the original 2008 Marshall Court Traffic Study.
Findings indicated traffic was proceeding as expected and the predicted moderate increase in traffic
congestion following full redevelopment could be expected to remain reasonably accurate.

Following is a portion of the Summary section of this report:

“Redevelopment of properties along Marshall Court is approximately half complete as of early 2016. From
a traffic volumes standpoint, the total increase in traffic to date is in line with (for the most part lower than)
what was forecasted in the 2008 Marshall Court Traffic Study. Based on field data collection of how many
trips AC | is currently generating, total trips in and out of the area are expected to increase by 20 to
30 percent after the 700 U-Bay and AC Il projects are complete. It is likely that 20 percent or more of these
new trips will not be made by car.

On weekdays, parking can be challenging to find during the lunch hour but it is generally available at other
times. Several ongoing and planned projects should help offset or reduce some of the parking demand in
the area. The general approach the Village has followed is to require that sites provide adequate parking to
serve their own needs as they are redeveloped.”

7. University Avenue Reconstruction (2018 to 2023)
The reconstruction of University Avenue from Shorewood Boulevard through the University Bay Drive

and Farley Avenue intersection will begin in 2022. Figure 3 shows the proposed improvements along
University Bay Drive at Marshall Court.
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Lodgic Development Traffic and Parking Review

8.

At the Village’s request, Strand completed an independent estimate of the Lodgic site trip generation and
parking demand completed and reviewed the 2801 Marshall Court (Lodgic) Traffic and Parking Study by

KL dated June 28, 2018 (KL Study).
a. Strand Trip Generation

The Strand estimated raw total trips are:

Total of 93; 56 in and 38 out
Total of 89; 44 in and 46 out

Total of 836

AM Peak Hour:
PM Peak Hour:
Daily Trips:

The above trip totals are representative of conditions if each land use were stand alone in its own
building. The mixed-use nature of the site along with some of its operational characteristics will
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lead to a much smaller number of motor vehicle trips being generated. Accordingly, Strand applied
several reduction factors to the raw trips to estimate the number of new motor vehicle trips into and
out of the site.

The Strand estimated total new Site car trips are:

AM Peak Hour: Total of 52; 31 in and 21 out
PM Peak Hour: Total of 50; 24 in and 26 out
Daily Cars: Total of 468

b. Strand Parking Demand

Strand used the Institute of Transportation Engineers Parking Generation Handbook, 3rd Edition
to estimate the parking demand for each portion of the site.

The Strand estimated raw parking demand is:

Average Demand: 120 stalls
85th Percentile Demand: 157 stalls

Similar to the trip generation calculations, the above parking demand is representative of conditions
if each land use were stand alone in its own building and all trips were made by motor vehicle. The
mixed-use nature of the site along with some of its operational characteristics will lead to a much
smaller demand for parking.

The Strand adjusted parking demand is:

Average Demand: 67 stalls
85th Percentile Demand: 88 stalls
C. KL Trip Generation

The KL Study estimated total new development car trips are:

AM Peak Hour: Total of 100; 60 in and 40 out (Strand estimate is 52 total)
PM Peak Hour: Total of 100; 50 in and 50 out (Strand estimate is 50 total)
Daily Cars: Total of 740

d. KL Parking Demand

The KL adjusted parking demand is:

Average Demand: 56 stalls
85th Percentile Demand: 69 stalls
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TOWN & COUNTRY

ENGINEERING, INC.

December 13, 2021

Ms. Sharon Eveland, Village Administrator
Village of Shorewood Hills

810 Shorewood Boulevard

Madison, WI 53705

Subject: 2725 Marshall Court Redevelopment - GDP Submittal Review

Dear Sharon:

We have received the General Development Plan submittal for a proposed redevelopment
of the property at 2725 Marshall Court from a 2-story commercial use to a 4-story
residential building with 2 stories of underground parking. Other Village staff and
consultants have provided review comments based on the traffic impact, financial
constraints, and relevant sections of the Comprehensive Plan, Neighborhood Plan, and
other documents. We will focus our review on the public works infrastructure aspects.
Our comments are shown below, organized by drawing sheet:

1.

Sheet C1.0 — The 2013 reconstruction of Marshall Court anticipated
redevelopments like this, so larger water and sewer connections were
constructed at that time. The existing water valve slightly east of the sanitary
sewer manhole is the 6-inch water line intended for this site. We will provide the
as-built drawing to the project engineer for their use in future plan revisions.

Sheet C4.0 — The perimeter sediment fence is shown on the property line, which
is typical. Along the west edge, this in a shared driveway with the property at
2727 Marshall Court (Psychiatric Services SC). There is also a schematic
drawing of stormwater management in the same area. Both items will
significantly impact the usefulness of the existing parking stalls at Psychiatric
Services. The applicant should ensure that all parties are aware of the temporary
and permanent impacts.

Sheet C5.0 — To avoid the disruption and cost of the proposed street cut for a
new water service, the site should utilize the water service previously mentioned.

The storm sewer connection for the storm water management device near the
northwest corner of the property will need to cut and restore the sidewalk. The
same streetscape materials and style should be used for the repair.

A doorway/staircase is shown near the southwest corner of the building, exiting
out on to the Psychiatric Services SC parking lot. Given the possibility of future
redevelopment there, the applicant should consider a dedicated walkway running
north to connect at Marshall Court.

6264 Nesbitt Road - Madison, Wisconsin 53719 - (608) 273-3350 - www.tcengineers.net
Madison 4 Rhinelander ¢ Kenosha



2725 Marshall Court GDP Plan Review
December 13, 2021
Page 2

4. General — the Village’s stormwater management ordinance is separate from and
parallel to Dane County regulations. As on past projects, the applicant will need
to obtain permit coverage from both the Village and County.

Please feel free to contact us with any questions or comments regarding this review.

Very truly yours,
TOWN & COUNTRY ENGINEERING, INC.
( 4—}) /')“s’ ~\

Brian R. Berquist, P.E.
President

cc: Mr. Mike Meier, Public Works Crew Chief, Village of Shorewood Hills (via email)

BRB:brb
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Village of

Shorewood Hills

Memo

To: Plan Commission
From: Sharon Eveland, Village Administrator
Date: 01/07/22

Re: Plan Commission Agenda Items

1. Crestwood Overlay — After further internal discussion, combined with the general lack of
feedback (positive or negative) regarding the overlay, we are delaying a vote on the ordinance
to adopt the overlay. At the meeting, we will close the public hearing that was started at the
December meeting and will take no action on the ordinance at that time. We will schedule
another public hearing for the February meeting and will send out all required notices to the
public and those property owners within the specified boundary area. The Plan Commission,
due to a lack of significant support voiced for the ordinance, could consider dropping this
ordinance at the February meeting. To be clear, a lack of voiced support does not mean that
people are against. However, there are other ways the property owners could achieve the
same desired results without creating an ordinance and it would involve all the affected property
owners agreeing that the change is needed rather than the Village forcing it on them.
Recommended Motion (after closing the public hearing) — To table the Crestwood
Overlay matter until the next Plan Commission meeting in February and to hold a second
public hearing for it.

2. 2725 Marshall Ct — This item is to evaluate and consider the Specific Development Plan for the
project. | want to take a moment to clarify that this discussion should revolve around the
specifics of the exterior of the design, including items such as building finishes and landscaping.
This is not intended to be a discussion on whether the building should be built, how tall it should
be, or how close to a property line it should be. That process was handled during the General
Development Plan (GDP) review last month, which the Plan Commission recommended to the
Board, and which it is set to take up at the Board meeting on January 18". The developer and
the Village’s consultant will attend the Plan Commission meeting and there will be a similar, but
not quite as long, process that we will follow for the discussion, which will include a presentation
by the developer, question and answers sessions for the Commission, the staff/consultants, and
the public. As | previously informed the Commission, the materials board is available for review
at Village Hall during normal business hours. If after hours access is needed, please let me
know as soon as possible and | will do my best to accommodate.

Respectfully,
Sharon Eveland
Village Administrator



TO: Shorewood Hills Village Board
FROM: Dave Benforado, Village President

DATE: Dec. 20, 2021

RE: Thoughtson 2725 Marshall Ct Proposal.

In the case of big decisions, | think we as Trustees owe Village residents an explanation of our thought
process, how we have balanced various competing interests, whose opinions or what documents we
have relied on, why we voted for or against a proposal.

1.

Important History of Marshall Court Redevelopment:

a.

Page | 1

TID#3 Plan (adopted Sept. 2008, amended 2010, 2016 and 2021):

Createdtopromote the orderly development by promoting mixed use
development and causing infrastructure improvements to be made.

“The Village intends to promote orderly development by encouraging higher
density development on a site thatis currently underutilized, increase the
availability of employment and services to Village residents, and broaden the
taxbase...”. (p.1).

TID #3 must be closed by 2032, with 2023 being the final year for expenditures.
Very successful TID; value of TID #3 has more than tripled from $21M in 2010 to
more than $70M today. Village is planning to sue the increment from TID #3 to
pay for a substantial portion of the Village share of the 2022/2023 Univ Ave
reconstruction project (Village TID 2020 Annual Report at p.2).

Doctor’s Park Neighborhood Plan (adoptedJan 2009):

“Doctor’s Park property owners are seeing renewed interest and an opportunity
for reinvestment in the area. This Neighborhood Plan creates a set of standards
for the redevelopment. ... Future land use applications for the Doctor’s Park
area should be evaluated based on the components of this Plan, as it was
developed with input from Village staff, Village officials and stakeholders, and
provides a comprehensive and coordinated vision for the future.” (p.2).

The Plan recommends medium-density mixed-use development, structured
parking, a dedicated bike path along the rail corridor, and pedestrian-friendly
reconstruction of Marshall Ct.

Village 2009 Comprehensive Plan, incorporating Doctor’s Park Neighborhood Plan
(adopted 12/2009), and the Village 2021 Comprehensive Plan (adopted 11/2021).

Work on the Village Comprehensive Plan beganin 2002 to comply with new
Smart Growth state law, and paused in 2003.

After the completion of the two Neighborhood Plans (Doctor’s Park NP in Jan.
2009 and Pyare NP in April 2009), work resumed on the Comprehensive Plan,
concluding in late 2009 with the Plan including a 20 year planning horizon.

2009 Comp Plan applicable provisions: “Doctor’s Parkis a key redevelopment
area due to its low density and desirable location close to bus service, ... the UW
campus, and the VA and UW Hospitals. ... Developers should consult the
Neighborhood Plan when creating redevelopment proposals, and the Plan



Commissionand Village Board should refer to the Plan when reviewing
redevelopment proposals.” (p.26).

iv. 2021 Comp Plan applicable provisions (from Mike Slavney’s summaryin his
12/9/21 letterat p.12)

= “Encourage development that uses land efficiently, including increased density
and mixed use infill. Infill projects are expectedto be two or more stories in
height with a preference towards multi-story buildings. Developers are
encouragedto construct residential units along Marshall Ct.”

= “Developers will be expected to integrate aspects of the Village’s Sustainability
Plan into new developments whenever feasible. Maintain high quality buildings
that serve residents and actively build community.”

=  “Encourages affordable or workforce housing units. Encourage live-work
situations.”

=  “Private off-street parking should be located primarily underground.
Redevelopment shall utilize structured parking.”

=  “Ensurethat new development is a net increase to Village tax revenue. Parcels
within the planning area shall remain taxable.”

2. Balancing various variables and competinginterests:

a. Known Developers: It is being proposed by developers the Village knows and have dealt
with before; they are long time developers in the area and have a proven trackrecord
right here in the Village. That’s important because the Village is taking on some risk if it
approves this project; | prefer TIF dance partners that we know and trust.

b. Previous Proposal Approved:the Village has already previously approved a proposal for
this property, one that included a combination of three contiguous properties
(Ordinance L-2016-5 involving 2725, 2727 and 2801 Marshall Ct.); in that case, Plan
Commissionand Village Board approved a slight height exception similar to what is
proposed with this project; that three parcel project never moved forward because a
key tenant pulled out.

i. The height exception process is provided in the Doctors Park Neighborhood Plan
at p.26 - without “substantial proof” that 4 stories/60 ft max is required to
make the project economics work, the height limit for this parcel is 3 stories/46
ft. max (see Vandewalle’s Scott Harrington 12/8/21 letter analysis). Proposed
height is 48-52 ft depending on the grade of MarshallCt. | rely on Harrington’s
analysis and opinion that after reviewing and analyzing the developer’s costs,
that the project would be uneconomic at 3 stories and barely economic at 4
stories. | also believe the amount the proposed building is over the 46 ft height
is alsoimportant — along Marshall Ct it would be roughly 51 ft (4 ft over on
average) and along lower Catafalque Dr facing south it would be roughly 55 ft (9
ft over on average); while not a de minimis amount over 46 ft by any means, the
proposed heights are less thanthe 60 ft max which would be allowed.

c. Developers Attempteda Larger/More Diverse Project: the developers, at our request,
engaged with the owners of the parcel immediately to the west at 2727 Marshall Ct to
explore whether this infill project could encompass both properties. On a split vote, the
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owners of 2727 Marshall Ct declined that offer. The developers also tried to find
commercial uses for the 1%tfloor to no avail.

Small Parcel: the parcelat issue, 2725 Marshall Ct, is therefore the last TID #3 parcel for
redevelopment as we approach the end of TID #3’s life. It is a relatively small parcel (1/3
acre). As part of the Village’s review and approval of the Lodgic project at 2801 Marshall
Ctin 2018, the owner of that property contributed the southern % of both parcels (2801
parcel and the 2725 parcel) to the Village so that we could complete the bike path and
the extension of the Village’s Catafalque Dr., veryimportant open space and
transportation objectives for the Village.

Affordable Units: the developers have agreedto provide one 3 BR affordable unit for 30
years (tenant would need to verify an annual income at or below 60% of median Dane
County income, the threshold we have for all other affordable units in the Village),
splitting the overall $125K cost of that 50/50 with the Village (that $62.5K being a Village
TIF cost), and has provided Village with a $500K option of 1-3 additional affordable units
to be elected in 2023 at the Board’s discretionif TID #3 has such funds available (that
S500K option would be a Village TIF cost if exercised).

i. Optionality: Since we are nearing the end of TID #3’s life, and given that we do
not know yet exactly what the Village’s contribution for the Univ Ave project will
be, that option provides the Village with valuable optionality.

Underground Structured Parking: this proposal will have two floors of underground
parking to accommodate 53 vehicles (some with EV charging capability), a very
important objective if the Doctors Park Neighborhood Plan and the Village
Comprehensive Plans. The developers are asking that the Village issue a $900K
municipal revenue bond plus interest for the construction of the second level of
underground parking (that S900K plus interest would be a Village TIF cost).

Developer Agreement (DA) Terms: the Board talked about provisions in the DA on
November 15, providing direction to our Village Attorney on these terms such that we
could review a final DA at our January 18 meeting. While not up for decision tonight, the
DA will include many importantitems that are valuable for the Village:

i. TIFagreement-- will be a Pay-As-You-Go TIF agreement, which means the
developers will receive payments that we have agreedto over the life of the
TID, as long as the TID can pay them.

ii. Affordable Units -- terms will be the same as WHEDA affordable unit terms — for
30 years, developers will annually file certification reports with Village as to the
tenants in those units being at or below 60% of median Dane County income.

iii. Tax Roll -- property will remain on the property taxroll for 30 years.

iv. Tax Base-- Developers agree that once completed, the project will have a
minimum assessment of $6.3M and will not contest an assessment that is less
than or equal to S8M.

v. Fire/EMS Fee to City of Madison -- developers agree to keep the Village whole
in terms of the Village annual payment to the City of Madison for Fire/EMS
service (i.e., the developers will pay the portion of any increasein the fee
caused by this project).
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Density: the proposal has a density (116 units/acre) thatis similar to 700 University Bay
Drand Arbor Crossing buildings; which will pair nicely with MetroTransit’s planned BRT
and other routes that are planned to run east/west along Univ Ave in 2024.

Traffic Impact:

iv.

Off-Street Loading Area: Hearing the objection from Marshall Ct residents and
Plan Commission members at the 10/12/21 Plan Commission meeting that the
proposal did not have an off-street loading area, the plans reviewed at the
12/14/21 Plan Commission Public Hearing included an off-hours off-street
loading area on the west side of the proposed building.

Shadow Study/Village Snow Removal: It was noted during 12/14/21 Plan
Commission discussion that the developer’s shadow study shows there will be
areas of Marshall Ct that will not see any direct sun during the dark winter
months. This was followed by a discussion that the Village Crew will need to
keep thatin mind, knowing that Marshall Ct may need to be salted or deiced
more frequently than other Village streets, and that the Village Crew will need
to do their best to plow curb to curb along Marshall Ct during the winter to
retainit as a two-way Village road (and that may require some special snow
removal efforts after significant snow events).

UW Shuttle Bus: It was also noted during 12/14/21 Plan Commission discussion
that the Village needs to communicate with UW-Madison Transportation
Department that the UW Shuttle Bus that regularly uses Marshall Ct may not
simply stop in the Marshall Ct drive lane if itis ahead of schedule; that we
expect those buses to safely pull off the road (e.g., intothe UW Clinics parking
lot) if they are ahead of schedule.

Traffic Impacts Modest and Manageable: After reviewing the Village’s traffic
consultant (Strand Traffic Engineer Jeff Held) 12/8/21 letter analysis of how this
project would impact Marshall Ct, | am persuaded that the trafficimpacts of this
proposal will be modest and manageable (about a 5% increase during AM and
PM peak), at daily volumes similar to other heavily travelled roads in the Village
(e.g., Lake Mendota Dr, Shorewood Blvd, Oxford) and thatthe project as
proposed will have sufficient parking for its tenants and guests (guests able to
use the PARKX parking app to gain temporaryaccess tothe parking garage).

Building Face on Marshall Ct: will be articulated to lessenany canyon effect, and will
include four 15t floor units with individual direct access toMarshall Ct., providing it with
more of a neighborly feel.

Sustainable Aspectsof Proposal -- the proposal will promote many goals and objectives
in the Village Sustainability Plan (2020-2025) that the Board adopted in 2019:

Energy-Efficient Appliances: each unit will have energy-efficient appliances.
Solar, Bicycle Parking and EV Charging Stations: the building will have solar
panels on the roof, bicycle parking and EV charging stations in parking garage
(with empty conduit for additional charging stations when demand increases).
Alternative Transportation Options: Village Traffic consultant Jeff Held
estimates that roughly 1/3 of the trips generated by tenants will be either on



foot, by bus (BRT or other bus routes along University Ave) or by bicycle (using
the Blackhawk bike pathimmediately to the south), see his 12/8/21 letter p.3).

iv. Stormwater: this proposal will bring stormwater run-off for this parcelup to
contemporary standards.

3. 12/14/21 Plan Commission Meeting and Public Hearing:

a.

b.

d.

Developer and Consultant Testimony: Commission heard presentations from the
developers and then Village consultants (Vandewalle’s Mike Slavney summarizing his
12/9/21 letter analyzing the proposed PUD GDP; Vandewalle’s Scott Harrington
summarizing his 12/8/21 letter analyzing the 4 story exception, and Strand’s JeffHeld
summarizing his 12/8/21 letter analyzing the trafficimpacts).

Village Resident Input: Commission received written comments from four Village
residents and heard testimony from two, all in opposition to the proposal. While |
hesitate to summarize comments from others, the comments of those opposed to this
project boil down to concerns/objections to the proposal’s:

i. Density/Height:that the building should not be allowed to be built since it is 4
stories, over the 3 story/46 ft height limit for that area of Marshall Court under
the Doctors Park Neighborhood Plan, and the Village consultant’s analysis failed
the “substantial proof” test outlined in the Doctors Park Neighborhood Plan.

ii. Traffic Impacts and Off-Street Loading: that the building should not be allowed
because the trafficimpacts will be unmanageable and because it lacks sufficient
off-street loading for its residents.

iii. Mixed-Use: that the building should not be allowed because it is not mixed use,
that it doesn’t offer any first floor retail or commercial business space.

North/South Pedestrian Accessway:Based on Plan Commissioninput at the meeting,
developers agreedto look at creating a north/south pedestrianaccesswayon either the
east or west side of the building (i.e., between Marshall Ct and Catafalque Dr).
Approved6-1: Commission approved the project on a 6-1 vote (Earl Munson voting no).

4. My Conclusions:
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a.

At the outset, | value the input we have received from Village residents who oppose this
project. Thank you for participating in the process to date; your participation has made
this a better project; my conclusion that will follow will probably not be what you would
like tohear; but | want them to know that | heard and considered their concerns.
Based on my careful review of the developers GDP plans, the opinions and analysis of
those plans by Village consultants (particularly Vandewalle’s Mike Slavney 12/9/21
letter, Vandewalle’s Scott Harrington 12/8/21 letter, and Strand’s Jeff Held 12/8/21
letter), resident input and testimony, and four Village planning documents:
i. TID#3Plan;

ii. 2009 Doctors Park Neighborhood Plan;

iii. 2021 Comprehensive Plan; and

iv. 2019 Sustainability Plan.
| therefore conclude that this proposal achieves many of the Village’s goals and
objectives expressedin those above planning documents, and | support the proposal.



VANDEWALLLE &
ASSOCIATES INC.

January 5, 2022

Village of Shorewood Hills Plan Commission
c¢/o Sharon Eveland, Village Administrator
810 Shorewood Blvd.

Madison, W1 53705

Re: 2725 Marshall Court — Proposed Planned Unit Development (PUD)
Review of the proposed PUD: Specific Development Plan (SDP)

The Plan Commrission recommended approval of the General Development Plan and rezoning for the 2725 project,
at its December 7, 2021, meeting, and the Village Board reviewed the same at its December 14, 2021, meeting.

This report reviews the Applicant’s Specific Development Plan submittal, dated December 22, 2021, and updated
on_January 4, 2022, and continues on the following pages.

At the January 11, 2022, Plan Commission meeting, the applicant will present the SDP project to the Plan
Commiission. The following general ontline wonld be typical:
o Applicant presents the project, including describing the response to Plan Commission and Village Board
concerns identified in reviewing the GDP, and a description of new information provided, including:
o Building Excterior modifications and specific Excterior Materials, Colors, and Textures
o Exterior Railings, Light Fixtures, Signage, and Landscaping
o Applicant’s Proposal for Pedestrian Connections between Marshall Ct. and Catafalque Dr.
®  Plan Commission asks questions about the proposed SDP and Applicant responds
o Open the floor to hear public questions and comments
o Close the public session of the meeting
o Plan Commuission directs the Applicant to address public questions and comments
®  Plan Commiission asks the Applicant any additional questions related to the project
o Plan Commuission discusses the SDP and discusses whether changes should be made. Changes acceptable
to the Applicant will require an amended SDP submittal. Changes not acceptable to the Applicant may
result in a Plan Commission motion to recommend tabling or denial of the SDP, or in tabling or the
denial of the SDP by the 1/ illage Board.
®  Plan Commission considers a motion or notions to:
o Table the SDP to the next Plan Commiission meeting to address recommended project changes, or
o Recommend approval of the project by the 1 illage Board as submutted, or
o Recommend denial of the project by the 1 illage Board

120 East Lakeside Street ¢ Madison, Wisconsin 53715 ¢ 608.255.3988
www.vandewadlle.com
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Introduction

The Village of Shorewood Hills has retained Vandewalle & Associates to assist with the review of a
proposed Planned Unit Development (PUD) -- comprised of a General Development Plan (GDP) and
(later) a Specific Development Plan (SDP) -- to enable the redevelopment of the 16,080 square foot (0.37)
acre) parcel located on the south side of Marshall Court and across the street from the Ronald McDonald
House. This parcel is currently zoned Medical Office-Commercial (C-3) and contains a two-story brick
and wood-sided office building of about 5,600 square feet with 25 on-site surface parking spaces on the
east and west sides of the building,

T5 Real Estate Solutions and Stonehouse Development Corporation propose to replace this building with
a four-story multifamily residential building containing 43 dwelling units within a total floor area of about
27,000 gross square feet, located directly over two floors of structured parking, containing 53 parking
spaces and 47 bicycle spaces in the parking area. This results in a residential density of 116 dwelling units
per acre, and a floor area ratio of 1.68 habitable square feet per square foot of lot area. The development
will have a lot coverage of 69%, with just over 5,200 square feet of usable open space. The proposed
building has a maximum exposed foundation-to-parapet rim height of just under 51 feet as measured at
the northwest corner of the building along Marshall Court, and just under 56 feet as measured at the
southeast corner of the building facing Catafalque Drive and University Avenue. The development team
has worked together on the nearby Arbor Crossing and Logic Everyday Community projects.

The specific mix of dwelling units will be oriented to singles and couples, with 12 efficiencies, 25 one-
bedroom, 4 two-bedroom, and 2 3-bedroom units. One of the three-bedroom units will be leased to
residents making not more than 60% of the Dane County medium income. The developers have also
committed to allowing the Village to fund additional affordable units.

Planned Unit Development General Development Plan (GDP) Review and Recommendation
Following the presentation of the GDP, the public hearing, and Plan Commission discussion at its
December 7, 2021 meeting, the Commission recommended approval of the proposed GDP, noting the
proposed GDP submittal’s fulfillment of all submittal requirements, the GDP’s consistency with the
Village Comprehensive Plan and the Doctor’s Park Neighborhood Plan (including the demonstrated need
for a four-story building), and the acceptability of projected parking and traffic impacts to nearby roads
and intersections.

Planned Unit Development SDPs and Development Plan Review

The Specific Development Plan procedure is oriented to ensuring conformity with the General
Development Plan and performing detailed design review focused on the proposed exterior of the
building and other exterior improvements including lighting, landscaping, and signage. Site operations may
also be reviewed and considered for modification. The SDP requires a public meeting at the Plan
Commission, followed by the Commission’s recommendation to the Village Board to approve as
submitted, to approve with modifications, or to deny. After consideration of the Plan Commission’s
recommendation, the Village Board may approve the project as submitted, may approve the project with
modifications, or may deny the project.
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VILLAGE PLANNER’S SDP PROJECT REVIEW
Michael Slavney, FAICP; of Vandewalle & Associates, has provided the following review of the requested
PUD-SDP proposed by T5 Real Estate Solutions and Stonehouse Development.

Review of the Specific Development Plan (SDP) Submittal

Subsection 10-1-33(d)3 of the Planned Development regulations requires a complete submittal for the
SDP, which cross-references the requirements in Section 10-1-108 for Development Plans. The
following text describes the Development Plan submittal, and my review comments.

I believe the SDP / Development Plan submittal to be complete, with the Applicant noting that all
exterior lighting will be comprised of recessed low-wattage LED can fixtures in overhead canopies and
balconies that provide light for building entries, walk-out unit entries, and balconies. Thus, a detailed
exterior Photometric Plan is not provided, nor are exterior light fixture details. The written submittal
notes that no permanent project identification signage is planned to be provided, other than the building
address. Note that if this intent changes, and permanent building identification signage is desired, detailed
sign plans depicting proposed sign design, dimensions, and location, will require Plan Commission review
and approval.

Finally, as requested by the Plan Commission and Village Board, the written submittal discusses the
evaluation of providing an on-site north-south pedestrian link between Marshall Court and Catafalque
Drive. This evaluation has committed to maintaining the current western connection, including the
replacement of the stairs at the south end of the walkway, on-site, should the current stairs be removed,
and rejects the eastern connection based on the high number of stair risers needed (13-14).

The SDP submittal also includes the final details for the building exterior design, materials, and colors.
The updated Building Elevations and Color Renderings on Sheets A-2.1, A-2.2, A-2.3, and A-2.4 provide
labels that indicate the use of the following materials and colors:

» Brick Veneer, in a /ght cream color, in a horizontal otientation with vertical soldier course
horizontal banding on the ground floor and as the predominant exterior materials on the second
and third floors;

= Composite Siding, in a medium gray color, in a horizontal otientation, as the predominant exterior
material on the top floor, and stacked to provide several vertical color sections on the second and
third floors;

=  Composite Panels, in a medium gray color, stacked to provide several vertical color sections on the
second, third, and fourth floots;

= Stone Block Veneet, in a /ght cream color, concealing the building foundation;

= Composite Trim, in a dark gray color, highlighting the facias of the parapet and balconies; and,

= Cast Stone, in a /ght gray color, under windows and capping the brick veneer areas.

The SDP submittal provides 38 pages in a combination of text and large format sheets. Together, these
submittals respond thoroughly to this requirement, including:
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SDP Submittal — dated December 22, 2021, and updated on January 4, 2022:

e Existing Conditions Diagram Sheet C1.0 (dated Dec. 21, 2021): showing the current locations of

existing utility lines, utility equipment, fencing, and trees on the subject property. Please note the
six foot wide gas and underground electric easement along the east property line, and the existing
vegetation on the north, east, and south sides of the existing building.

e Site Plan Sheet C-1.1 (dated Nov. 30, and Dec. 22, 2021): Showing the proposed site layout for
the building, with the Ronald McDonald House across Marshall Court, Arbor Crossing to the
east, and Psychiatric Associates and the Logic project to the west. Catafalque Drive is located just

south of the subject property and the adjacent development, with the bike path and railroad tracks
depicted farther to the south.

e Lot Coverage Diagram Sheet C-1.4 (dated Nov. 30, and Dec. 22, 2021): providing the lot
coverage measurement for the proposed building at 11,054 square feet on the 16,083 square foot
parcel, resulting in a lot coverage of 69% for the building,

e  Open Space Diagram Sheet C-1.5 (dated Nov. 30, and Dec. 22, 2021): depicting areas of usable

open space on the 1,419 square foot terrace, a total of 1,419 square feet of balcony area, and 3,003

square feet of perimeter green space for the subject property, resulting in a total of 5,029 square
feet of usable open space, totaling 31% of the full site area.

e Demolition Plan Sheet C-2.0 (dated Dec. 21, 2021): depicting existing site and development

conditions, and areas of building, pavement, landscaping, and fixtures to be removed. Note that
the wooden stairs at the south end of the site, which in combination with the eastern parking lot,
provide a complete on-site north-south pedestrian link through the property.

e Grading and Frosion Control Plan Sheet C3.0 (dated Dec. 21, 2021): depicting silt fencing around

the property, and the connection of storm water facilities on the west side of the building, through
a stormwater lateral to an inlet on the south side of Marshall Coutt. The details of this system are
provided on the Utility Plan on the next page. Note that the proposed silt fencing location is
proposed to not block the public sidewalk on Marshall Court.

e  Utility Plan Sheet C4.0 (dated Dec. 21, 2021): depicting the details of the stormwater management
system (red) for the roof drains and the underground stormwater treatment facilities linked by 12-

inch pipes. A six-inch potable water lateral (blue) and six-inch sanitary sewer lateral (green) are
proposed to extend from the northeast corner of the building to the mains in Marshall Coutt.

e Erosion Control Measures Details Plan Sheet C5.0 (dated Dec. 21, 2021): listing 20 erosion
control measures and providing detail diagrams for installations installed prior to any other site

work.

e Construction Details Plan Sheet 5.1 (dated Dec. 21, 2021): providing detail diagrams for concrete
work and the underground stormwater facility.

e Tandscaping Plan Sheet I.1.0 dated Dec. 21, 2021: providing the quantity, location, size, and root
condition of the 15 landscaping species proposed for installation with the project.
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e Basement Level Plans Sheets A-0.1 and A-0.2 (dated Nov. 22 and Dec. 22, 2021): depicting the
layout of underground parking facilities, elevator, two stairwells, bike parking, trash storage areas,

and mechanical areas. The access to the underground parking area will be from Catafalque Drive
on the south side of the building. The basement level plans show the access ramp centered along
the south wall.

e Floor Plans for Floors One through Four Sheets A-1.1 through A-1.4 (dated Nov. 22 and Dec.
22, 2021): depicting the first floor terrace area and access at the southeast corner of the building,
the hallway network linking the elevator and stairwells to each unit, the area and number of

bedrooms for each unit, and the balconies for each unit. The first floor will also provide an
exercise room and a commons room for residents, overlooking the terrace area. The upper floors
share the same room layout as the first floor, with an efficiency apartment placed over the exercise
room and the commons room on each floor. This approach provides building stability, reduces

vertical noise transmission, and ensures that windows and balconies align vertically through the
full height of the building.

e Building Exterior Elevations for all Four Facades Sheets A-2.1 and A-2.2 (dated Nov. 28, 2021):
depicting the heights of each floor as well as the total exposed height of each fagade. The type and

pattern of exterior materials are also depicted in detail, as required for SDPs. On the north
elevation, the main entry doors to the hallway system in the center of the fagade are emphasized
by the building canopy extension. Each north-facing dwelling unit will also have an individual
entry door that is raised above sidewalk grade by one or more steps. The northwest corner of the
building has a total exposed height of just under 51 feet, while the height of the south facade is
just under 55 feet, due to Catafalque having a lower elevation than Marshall Court and the need to
access the underground parking. The east and west elevations depict the side entry doors leading
to the hallway system, and down into the parking levels.

e Colored Building Exterior Elevations for all Four Facades Sheets A-2.3 and A-2.4 dated Nov. 28,
2021: Depicting the use of cream colored brick veneer on floors 1-3 and rock faced decorative

block covering the exposed foundation, and the use of light gray composite horizontal siding and
composite panels on the upper three floors. Dark gray composite panel facias will cover the
exposed edges of building canopies and balconies, as well as the parapet.

e Perspective Drawings (Not numbered or dated): Depicting a general extetior color scheme and
the relation of the proposed building to surrounding buildings and streets, including Marshall
Court, Catafalque Drive, the Bike Path, and University Avenue.

e Shading Study (Not numbered or dated): Depicting equinox and solstice shading patterns during

early morning, noon, and late afternoon. Note the expected shading to the east and west, as well
as limited shading of the Bike Path at 7 am in the summer, and limited shading of part of the
Ronald McDonald House during most of the day during the winter.

This report and recommendations continne on the following page.
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Plan Commission Review and Recommendation

Per the requirements of Section 10-1-33(d)(4)a, following its consideration of the SDP, the Plan
Commission shall recommend to the Village Board that the SDP be approved as submitted, be approved
with modifications, or be denied.

Planner’s Review and Recommendation

I believe the Specific Development Plan submittal originally dated December 22, 2021, and as updated on
January 4, 2022, to provide updated text and building elevation details, fully complies with the submittal
requirements of the Zoning Ordinance. I further believe this submittal is fully consistent with the
submitted General Development Plan, inclusive of the issues identified for additional consideration by the
Plan Commission and Village Board at their December 7 and December 14 reviews of the GDP.

As such, I recommend approval of the Specific Development Plan as submitted on December 22, 2021,
and January 4, 2022, per any and all modifications recommended by the Plan Commission, as retained or
modified by the Village Board. In regard to the north-south pedestrian connections between Marshall
Court and Catafalque Drive, the Plan Commission may wish to include the following requirements in its
recommending motion to the Village Board:

1. To require the provision of the north-south pedestrian walkway on the west side of the building
be completed entirely on-site, in the event and within six months of the discontinuation of the
portions of the complete route on the property to the west.

and/or:

2. To require the continuation of the on-site sidewalk along the east side of the building from
Marshall Court, to reach Catafalque Drive by means of a ramp and/or stairs, and for this route to
be fully improved and available at the time of initial building occupancy.

I will be virtually attending the Village Plan Commission meeting on January 11, 2022. If you have any
questions of comments, please contact me by email at mslavney(@vandewalle.com.

Sincerely,

Michael A. Slavney, FAICP
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December 22, 2021
(revised January 4, 2022)

Mr. Dave Benforado anthe 1 bruce

. . . A RCHITETCTS
Plan Commission Chair

Village of Shorewood Hills
810 Shorewood Boulevard

Re: Planned Unit Development-SDP Application
2725 Marshall Ct
Village of Shorewood Hills, 53705

Mr Benforado,

The following information is submitted with required site plans and the PUD-GDP application on behalf
of T5 Real Estate Solutions and Stonehouse Development Co.

Organizational Structure:

Co- T5 Real Estate Solutions Architect: Knothe & Bruce Architects, LLC
Owner:
7475 Hubbard Ave. Ste. 202 7601 University Ave. Ste. 201
Middleton, WI 53562 Middleton, WI 56562
Phone: 608-826-4552 Phone: 608-836-3690
Contact: Tim Carey Contact: Duane Johnson
Email: tim@T5RE.com Email: djohnson@knothebruce.com
Co- Stone House Development Co. Civil/Landscape: Vierbicher
Owner:
1010 E Washington Ave. Ste. 101 999 Fourier Drive, Suite 201
Madison, WI 53703 Madison, WI 53717
Phone: 608-251-6000 Phone: 608-821-3970
Contact: Rich Arnesen Contact: Justin Zampardi
Email: Email: jzam@vierbicher.com

rarnesen(@stonehousedevelopment.com

Introduction

The property located at 2725 Marshall Court is the site of a vacant two-story commercial building with
surface parking. The current zoning is C-3-Medical Office-Commercial District. The project proposes
rezoning the site to allow for the redevelopment and construction of a multi-family housing
development. The site has proven to be viable for residential use, which will benefit the surrounding
neighborhood. The site is one block to the nearest public transit stops, allowing for easy access to many
areas of the city. In addition, the project is directly adjacent to the newly implemented bike path.

This rezoning application requests rezoning from C-3 to Planned Unit Development; the GDP approval
process is currently underway. The information required for the Specific Development Plan is provided
below and in the plan sets attached. The Specific Development Plan has been developed along with the
General Development Plan and is consistent with the General Development Plan.

7601 University Ave., Suite 201
knothebruce.com Middleton, W 53562
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2725 Marshall Court Development Knothe & Bruce Architects, LLC

Project Description

The existing vacant building will be razed and replaced with a four-story multi-family building consisting
of 43 units and two levels of underground parking totaling 53 parking stalls. Each unit will include its own
approximately 9'x6’ private balcony space and there will be a large shared outdoor space located on the
south side of the building. The building design will be similar in height and density of the neighboring
multi-family developments, balancing the neighborhood aesthetic. The proposed development is
generally consistent with the Shorewood Hills 2021 Comprehensive Plan and the Doctor’s Park
Neighborhood Plan to redevelop the University Avenue corridor and Marshall Court area. The median
height along Marshall Court will be 50 feet; as the comprehensive plan for this site calls for a maximum
height of 46 feet, a height variance is being requested. The proposed height is consistent with newer
projects along Marshall Court and the previously approved GDP on this and the neighboring sites
(Ordinance No L-2016-5).

Sustainable design features will be incorporated throughout the construction process, including building
materials, energy-efficient appliances, a solar array, and electric car charging stations.

The architecture will be transitional with urban detailing that reinforces the rhythm and scale of the
building. High-quality and durable materials will be used throughout the project with a lasting
architectural aesthetic.

Compliance with Village and Neighborhood Planning Goals

The proposed development meets several of the objectives and goals outlined in the 2021 Shorewood
Hills Comprehensive Plan and Doctor’s Park Neighborhood Plan regarding future land use development
and the redevelopment needs of the University Ave. corridor and Marshall Ct. area. It also identifies
these areas as “Potentially Acceptable Zoning Districts.”

e Encourage development that uses land efficiently, including increased density and mixed-
use infill. Infill projects are expected to be two or more stories in height with a preference
towards multi-story buildings. Developers are encouraged to construct residential units along
Marshall Ct.

o The project would raze the two-story vacant building and reinvigorate the lot with a newly
constructed four-story multi-family unit building. Multi-level building structures allow for
the most efficient use of space and creates additional housing options suitable for
individuals and families.

e Developers will be expected to integrate aspects of the Village’s Sustainability Plan into new
developments whenever feasible. Maintain high quality buildings that serve residents and
actively build community.

o The interior and exterior of the building will be constructed of high-quality materials and
sustainable features, including a PV solar array, electric car charging stations, and energy-
efficient appliances within each unit. The space will feature indoor/outdoor community
areas for residences to gather, socialize and build connections. Stormwater infrastructure
will be brought up to modern-day requirements.



2725 Marshall Court Development Knothe & Bruce Architects, LL.C

e Encourages affordable or workforce housing units. Encourage live-work situations

o The 43 units will include efficiencies, |-, 2-, & 3-bedroom apartments, providing housing
options accessible to residents of various ages, income levels, and family size while
contributing to relieving existing and forecasted housing needs. Additional housing allows
those working in the area to also live in the community where they work, shortening
commute times, providing access to public transportations, walking paths, and bike routes.
The project will include one (1) three-bedroom unit that will be leased to residents making
not more than 60% of Dane County Median Income. Additionally, the Village of
Shorewood Hills will have the option to ‘purchase’ additional affordable units.

e Private off-street parking should be located primarily underground. Redevelopment shall utilize
structured parking.

o Underground parking will be on two levels, accommodating 53 parking stalls; this allows
for efficient land use, less likelihood of stormwater runoff from autos, and adds to the
aesthetics of the building design. The added parking will also relieve pressure on the
Marshall Court Street parking spaces.

e Ensure that new development is a net increase to Village tax revenue. Parcels within the
planning area shall remain taxable.
o The new development will remain taxable and increase the Village tax revenue and is
estimated to generate approximately $6 million incremental tax base.

Site Development and Summary

TIF assistance has been requested to accommodate the additional level of underground parking,
alleviating further congestion on Marshall Court, and provide affordable units(s) in the development. The
project will be a joint development between Stone House Development and T5 Real Estate. Stone
House Development will manage the property in conjunction with the management of Arbor Crossing
immediately to the east. Stone House Development and T5 Real Estate have previously worked
together partnering on Arbor Crossing and Logic Everyday Community, and plan on continuing the
pattern of success.

The multi-family development project will consist of 43 units with a mixture of efficiency, 1,2-, and 3-
bedroom apartments. A four-story building with structured parking will be constructed on a 0.369 lot
with a height of 50’. The maximum building height is set at 46’, and a variance is being requested to
create a well-balanced and consistent design. The development will create an approximate $6 million
incremental tax base.

Summary Statistics

Densities:
Lot Area 16,080 S.F./ 0.369 acres
Dwelling Units 43 D.U.
Lot Area / D.U. 374 S.F/D.U. 16,080/43
Density [ 16 units/acre 43/0.369
Lot Coverage 9,788 S.F./ 61 %

Usable Open Space 6,295 S.F. / 39%



2725 Marshall Court Development Knothe & Bruce Architects, LLC

Building Height:
Height Height/51°

Stories Stories/4

Dwelling Unit Mix:

Efficiency 12

One Bedroom 25

Two Bedroom 4

Three Bedroom 2

Total 43 D.U.
Vehicle Parking:

Underground 53

Surface parking lot 0

Total 53 vehicle stalls

Bicycle Parking:

Garage Wall-Mount I5

Garage Floor-Mount 28

Guest Surface 4

Total 47 bike stalls

Project Signage:

Building signage, if any, is not included in this submittal. A detailed signage plan will be submitted for
separate approval.

Site and Building lighting:

New site lighting for parking areas is not being proposed. Architectural lighting on the building is also
not being incorporated. Building entries and exits as well as private walk-up type units will be lit by
recessed LED type fixtures with minimal footcandles.

Tenant Move-in Move-out:

A striped and paved area will be provided to the west of the building. This area will serve as the back-up
area for the western projects drive and access isle for their existing parking as well as the area for
vehicles to park and load and unload tenant furniture. The space will be utilized for move-in move-out
during weekend and evening hours only, leaving it available for parking access during normal business
hours.

Pedestrian access:

North/South pedestrian access from Marshall Court to the bike path was discussed at the Plan
Commission and Village Board GDP review. A newer connection immediately east of the proposed
building already exists and will be maintained, in the event a future project at the current Psych Services
building can not maintain this connection one could be added to the 2725 site at that time. A connection
to the west of the building was investigated and proved to be more complex and less than desirable.
Our civil engineer reviewed the grades and utilities within the area to the west of the building and
determined the connection would need to include at least (12) stair risers, there are also existing
utilities near the property line which adds to the complexity. Ownership is concerned about the winter
maintenance and liability of caring for these steps in a way that would be safe to the public at all times.



2725 Marshall Court Development Knothe & Bruce Architects, LLC

Project Schedule:

Construction is planned to start in late spring 2022 with completion scheduled for summer 2023.

Thank you for your time reviewing our application and proposed PUD documents.

Very truly yours,

J- ,//L

Duane Johnson, AlA
Knothe & Bruce Architects, LLC



Village of Shorewood Hills PUD Rezoning Request

¢ 810 Shorewood Blvd. ¢ Madison, W1 53705 ¢ Phone (608) 267-2680 ¢ Fax (608) 266-5929 ¢

The Village of Shorewood Hills Plan Commission generally meets on the second Tuesday of the month at 7:00
p.m. at Village Hall. This form must be submitted with 10 sets of plans at 11x17 and 1 set of plans at full-size
(22x34 or 24x36) of the items listed in the requirements below. General Development Plan (GDP) materials
must be submitted at least 30 days prior to the Plan Commission meeting to accommodate public hearing
notification, staff review and agenda placement. Specific Development Plan (SDP) materials must be
submitted at least 20 days prior to the Plan Commission meeting. An incomplete application form and
submittal package may result in a delay of your request. In addition to the requirements of this application,
please be prepared to attend the Plan Commission meeting to present your project and answer questions. If
you have any questions about the requirements please contact Karl Frantz, Village Administrator, at

(608) 267-2680.

2725 Marshall Ct, Shorewood Hills, WI 53705

Property Address:
Current Zoning Designation: C-3 Current Property Use: Vacant 2-story commercial building
Owner Applicant
Name o ReaI.Egtate Solutions Knothe & Bruce Architects, LLC
Contact: Tim Carey
A 7475 Hubbard Ave., Suite 202 7601 University Ave., Suite 201
ddress Middleton, W1 53562 Middleton, WI 53534
Phone Number 608-826-4552 608-836-3690
E-Mail Address tim@T5RE.com djohnson@knothebruce.com
Fax N/A N/A

The fee for a Planned Unit Development-General Development Plan (PUD-GDP) rezoning request is $350.
The fee for a Specific Development Plan (PUD-SDP) is also $350. The Village may also charge the applicant
with costs associated with technical review of materials by outside engineering, planning, and legal
consultants.

PUDs are separated into two phases, the General Development Plan (GDP) and Specific Development Plan
(SDP). Applicants who wish to move forward with both the GDP and SDP simultaneously may discuss
concurrent submittal with Village staff. The necessary components of both the GDP and SDP are listed below.
The Plan Commission and/or Village Board may require other studies or plans that would aid in consideration
of the proposed development. Please see Section 10-1-33 of Village ordinances for criteria for approval of a
PUD and the process for GDP and SDP approval. Amendments to an approved GDP or SDP do not have to
resubmit an entire application, but should address all components being altered.

Planned Unit Development — General Development Plan Requirements
PUD-GDP applications must include the following materials in adequate detail to allow Village staff,
committees, and the Village Board to judge the application against PUD-GDP criteria for approval:
o A map of the project area showing topography, site features, and the property’s relationship to
surrounding properties and structures.
¢ A statement as to why PUD zoning is proposed, including why the development must utilize PUD-GDP
zoning instead of existing Village zoning districts (is the PUD to accommodate exceptions to land use,
height, setbacks, parking, or any other relevant Village zoning requirements?)
e A statement describing how the project complies with the Village’s Comprehensive Plan and the
neighborhood plan for the area (if the site is in a neighborhood plan boundary).
e A statement describing the project and summarizing relevant project statistics (land uses to be
permitted, anticipated number of residential units, square feet of commercial space, parking stalls, etc.)



If the project is to progress in phases, a phasing map or a statement discussing project phasing.
Scaled plans of the site (not less than 1” = 100’) showing:
o Land uses and development densities.
The size, arrangement, and location of lots.
The proposed general location of buildings or groups of buildings.
Public and private roads.
The location and square footages of public and private open space.
A general grading plan, including drainage and stormwater management, sufficient to illustrate
that the development will generally meet the Village’'s stormwater management ordinance.

O O O O O

Planned Unit Development — Specific Development Plan Requirements

PUD-SDP applications must include the following materials (per Section 10-1-108 of Village ordinances) in
adequate detail to allow Village staff, committees, and the Village Board to judge the application against PUD-
SDP criteria for approval:

Statement of how the SDP is consistent with the previously approved GDP.

Anticipated construction schedule.

Legal description, plus existing conditions, proposed easements, and a property boundary survey at a
scale of at least 1” = 40’, prepared by a registered land surveyor.

Page and volume number of recorded easements or covenants and a note describing their effect of the
use of the site, if any.

Proposed covenants.

Location, height, dimensions, exterior materials and colors of proposed building(s).

Distances of proposed building(s) from lot lines.

Location, size and type of all existing and proposed utility lines and structures.

Location, size and dimensions of proposed common areas, easements, and other specially designated
areas.

Location and dimensions of proposed walkways, sidewalks, and trails.

Location, width, and surfacing of proposed public or private streets and parking areas (see Section 10-
1-70(b) for parking and circulation design requirements).

Location, size, dimensions, and type of proposed site lighting (must comply with Chapter 22).
Location, size, dimensions, type, material, and color of proposed signs (signage may be submitted
separately at a later date, if desired).

Grading, drainage, erosion control, and stormwater plans.

Landscaping plan (using Section 10-1-70(b)(11) as a guide).

Certification

I (we) certify that above plans and materials submitted herewith are true to the best of my (our) knowledge and
belief. | (we) consent to the entry in or upon the premises described in this application by any authorized
official of the Village of Shorewood Hills for the purpose of securing information, and posting, maintaining and

removing such notices as may)oeWr?yy law.
Applicant Signature: /12 / /I a / Date: 12-14-21
A% / VAZ

Owner Signature: Date:

For Staff Use Only

Date Received: Public Hearing Date: PC: VB:

Fee Amount: Paid? PH Publication Dates: | PC: VB:

Date Public Hearing Notices Mailed to Adjoining Property Owners:

Board Hearing Outcome: Subject to:
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