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November 8, 2010 -
Mr. Bradley J. Murphy, AICP Mr. Bill Fruhling, AICP
Director Principal Planner
Planning Division Neighborhood Planning, Preservation &
Department of Planning & Community & Design Section
Economic Development Department of Planning & Community &
P.O. Box 2985 Economic Development
Madison, WI 53701-2985 P.O. Box 2985

Madison, WI 53701-2985

Re:  Consideration of National Guardian Life Property at
Two E. Gilman Street in Downtown Plan

Dear Brad and Bill:

The purpose of this letter is to request modifications to the treatment of the
National Guardian (“NGL”) property at 2 E. Gilman Street in the City of Madison Downtown
Plan. As recognized on page 13 of the September 23, 2010 Downtown Plan Overview and Draft
Recommendations (“Draft Recommendations™), the open land between the National Guardian
office building and Lake Mendota (“the NGL Site”) is one of the largest remaining potential
redevelopment/infill sites in downtown Madison and maybe the only remaining private vacant
land on Lake Mendota in the downtown area.

The NGL Site has great potential for infill development, contributing to the
downtown economy and the City’s tax base. In addition, the NGL Site’s substantial Lake
Mendota frontage creates an opportunity for lakefront access and amenities, which can
contribute greatly to the experience of people who live, work and visit in downtown Madison.
As such, planning for the site should allow maximum flexibility to both realize the economic
potential of the site and its unique ability to contribute to downtown Madison.

The specific aspects of the Draft Recommendations which NGL asks be modified
are the maximum building heights mapped on page 7 and the generalized future land use mapped
on page 18 of the Draft Recommendations. NGL asks that the maximum building height for the
NGL Site be changed from five stories to eight stories and that the recommended land use be
changed from residential to downtown mixed use.

The requested change in the height limitation reflects the unique features of the
NGL Site, which drops approximately 75 feet from Gilman Street to Lake Mendota. Once the
Edgewater redevelopment is completed, the site will be bordered by the Edgewater Hotel tower,
the NGL office building and the Corcoran apartment building on Pinckney Street. As shown in
the below elevation, the three building heights are roughly comparable.

National Guardian Life Insurance Company (NGL) - Two East Gilman Street - PO Box 1191 - Madison Wl 53WA0+ (28552501
608.257.5611 + 800.548.2962 - Fax: 608.257.4308 - www.nglic.com
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Despite their comparable heights, the Edgewater, NGL, and Corcoran buildings
are, respectively, nine, six and five stories, as measured from their respective street frontage.
This disparity reflects the vagaries in measuring building “stories” on a steeply sloped site, as the
number of stories of a structure is a function of the baseline measurement point. Development of
the NGL Site will likely involve multiple buildings or building elevations. As shown by the
below lakefront perspective of the proposed Edgewater redevelopment, allowing increased
height on some portions of the site maximizes the flexibility to preserve open space and view
corridors while still allowing for substantial high value infill development. Conversely, an
unduly restrictive height limitation could require a monolithic five-story building along the lake
to achieve an economically viable density.
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The unique nature of the NGL Site also favors allowing mixed use, rather than
exclusively residential uses. Residential uses likely will be a substantial part of any development
of the NGL Site. However, given its unique lakefront location and proximity to the Edgewater,

a mixed use zoning designation would allow an intermingling of service, entertainment or retail
uses (such as along the rivers in Milwaukee or San Antonio), which may at some time in the
future, prove to be a better use of a portion of the NGL Site.

The range of beneficial uses of the NGL Site may be dramatically altered after the
Edgewater redevelopment and proposed bike/pedestrian walkway along Lake Mendota are
completed. In addition, under the proposed new zoning code, the lakefront setback provisions
for commercial or mixed use properties provide greater flexibility than those governing
residential properties, and such flexibility is important in maximizing the value of the NGL Site
to the City of Madison.

Thank you for considering NGL’s views on this matter. We look forward to
addressing these issues and responding to questions from your office, plan commissioners and
other persons involved in the downtown planning process.

John D. Larson, Chairman &
Chief Executive Officer
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CAPITOL

NEIGHBORHOODS, INC. MADISON, WI
November 27, 2010

Bill Fruhling

c/o City of Madison Department of Planning and Economic Development
215 Martin Luther King, Jr. Blvd. Suite LL.100

PO Box 2985

Madison, WI 53701-2985

bfruhling@cityofmadison.com

Dear Bill,

First of all, thank you for being receptive to our group’s comments in prior phases of the Downtown Plan
development and thank you in advance for incorporating our feedback during these final stages.

After reviewing the recently released Downtown Plan Overview and Draft Recommendations, the Capitol
Neighborhoods Inc Downtown Plan Ad Hoc Committee met to gather resident feedback. CNI members who
attended our meeting brought with them not only their own ideas but also feedback from their respective
neighbors. Below is a neighborhood-by-neighborhood listing of items residents were both happy to see in the
draft as well as those they would like to see strengthened or changed.

Overall, our group came up with five goals they feel are important to keep in mind during these final stages of
Plan creation. As downtown-invested residents, we hope for a plan that:

1) Strengthens downtown livability, with an underscore on residents and property owners while allowing

for appropriate development.
2) Celebrates the lakes as a community resource, including maintaining remaining view corridors and

street ends and improving public access and enjoyment opportunities.
3) Strengthens the unique character of downtown through preservation of historic districts and buildings.

4) Looks at transportation as a whole (bicycle, pedestrian, public transportation, roads, etc), and follows

through on recommendation to do a comprehensive transportation and parking study.
5) And we finally hope that policymakers adhere to and enforce the comprehensive plan, including the

downtown plan once it is adopted, lest it become meaningless.

RESIDENT COMMENTS ON THE NEIGHBORHOODS AND DISTRICTS SECTION:

Mifflin:
= 400-500 blocks of Mifflin Street—a main point—there is no consensus (an even split) within district
between less density and higher density options presented earlier. (Draft plan encourages maintaining
current style with lower density)
= Urban lane, street end development (Broom, Bedford)—general consensus: like the idea.
=  Evaluate buildings for demolition on a case-by-case basis
= Like getting rid of zero-lot line buildings
= Like the park on Doubletree block
= Broom Street / John Nolen intersection and park—like this
Bassett and South Hamilton:
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Overall objectives predominantly residential, etc really spot-on. Happy with general language.

Do away with zero-lot line buildings—good!

Neighborhood conservation district—good!

400-500 blocks W. Washington still a very special area in terms of approach up to capitol square;
Bassett plan and comp plan say this vista should be preserved.

p. 7 max building heights—pleased with Bassett, largely four-story (Other districts agree, PLEASED IN
GENERAL)

p. 7 views and vistas map—maintaining lake views, both major ones and smaller street end views
Appreciate redevelopment ideas in Bassett. Model of what has been happening in Bassett in past years
is a good template moving forward.

Protect historic house on corner of Wilson and Henry, Sayle Flats at 151-153 W. Wilson—designated as
“potential landmark” with blue dot on draft plan.

Building heights on Block 70 are 10 stories... would like to see this lower

Broom Street / John Nolen intersection and park— residents like this

Langdon: (State-Langdon no longer in CNI boundaries, but residents still share a concern for the area)

Like recommendation #2, that historic district to match boundaries of national district
Limited amount of higher density redevelopment on selective sites—good

Mid-block path—support, great idea

Retain and follow comprehensive plan indication that buildings should decrease in height as
development approaches the lake.

Mansion Hill:

In general recommendations and objectives received positively

Recommendation #3 priority to designate Madison historic landmarks—good!

Need stronger statement: no additional non-residential uses, lest pressure to reduce residential
ambiance of neighborhood.

Would add “no demolition of historic building stock (pre-1950)” since the point of historic districts is to
preserve building stock-- unless there is strong language, there will be pressure to demolish, games
played allowing building stock to degrade, etc

James Madison:

Recommendation #4 says higher density on North Hamilton—but this is the lake view corridor...
conflicting ideas and this group prioritizes view corridor.

Similarly #4 says higher density on Gorham Street—but doesn’t that conflict with “4™ lake ridge historic
district” Recommendation #77?

First Settlement:

Big Ideas #1 (p. 3) and #4 (p. 9)—There's strong support for improving Law Park and connection across
John Nolen Drive.

Max Building Heights Map (p. 7)

—Desire to see corner of Blair and E. Washington reduced below 8 stories. Steeple of St. Patrick’s
Church is an icon for the neighborhood and neighborhood wants to maintain the steeple's view from that
corner as an important view into the neighborhood. This reduction would also provide a better balance
and transition of building heights in this area.

—Prefer to see 4 stories along S. Blair and E. Wilson Sts. 6 stories seen as a compromise to achieve
higher residential density in our neighborhood, but seen as incompatible with the 2 - 3 story structures
within the First Settlement Historic District.

—Strong support for keeping the green space on the triangle block between Wilson/John Nolen/Blair Sts.
and 4 stories at adjacent Water Utility reservoir/pumping station.
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—Desire to reduce the 10 stories on E. Wilson frontage between Hancock and Butler Sts. (south side
currently occupied by Rubin's) to 8 stories to make a more gradual transition up to the Capitol height limit.
Also, desire to modify north side of this street from 6 stories down to 3 on the east half and up to 8 on
west half but only for those parcels outside of the First Settlement Historic District.

» Land Use and Urban Design (p. 19)
—Strong support for Objective #3 but want 3.1 to clearly say the purpose of revisions would be to
strengthen historic districts.
—Strong support for other recommendations of objective 3 especially 3.6 "Preserve triangle blocks"!

= Streetscape Typology Map (p. 21) —Strong support for improving the Blair/Wilson/Williamson/John Nolen
Sts. intersection/gateway and for keeping E. Main Street a “neighborhood street”.

= Land Use and Urban Design (p. 25) Recommendation 3.1—E. Main St. is a heavily used commuter
bicycle and pedestrian corridor but plan does not mention/recognize this existing use. Plan should
consider how to facilitate pedestrian and bicycle use including improvements to the dangerous crossing at
Blair at E. Main Sts.

= Downtown Core (p. 40) Recommendations #1-#6—Residents support these recommendations.

First Settlement (p. 48)

—Strong support for preserving street end views and views into the neighborhood.

—Would like to see similar recommendation as Mansion Hill's: “Recommendation 2: Preserve character

of the Mansion Hill Historic District and ensure that infill redevelopment is compatible with the historic

context in scale and design.”

—Disagree with recommendation 2 use of "underutilized sites" since this suggests historical homes that

make up the historic fabric of the district could be replaced with developments that provide new housing.

—Strong support for recommendation #3.

Overall:
=  Pg. 9 Explicit study on shifting 1-way to 2-way streets—like
= Comprehensive transportation study—this is very desirable
= Pg 22 objective 8—must recommit ourselves to having an urban forest, if anything it is currently
threatened (objective 8 implies this is not the case)

Respectfully submitted,

Melissa Berger, chair of the CNI Downtown Plan Ad Hoc Committee
(608) 213-4601
mberger@bunburyrealtors.com

With support of Adam Plotkin, President and the Executive Council of Capitol Neighborhoods Inc.

CC: Michael Waidelich, City of Madison Planning Department, mwaidelich@cityofmadison.com
Brad Murphy, City of Madison Planning Department, bmurphy@cityofmadison.com
Rebecca Cnare, City of Madison Planning Department, rcnare@cityofmadison.com
Archie Nicolette, City of Madison Planning Department, anicolette@cityofmadison.com
Mayor Dave Cieslewicz, dcieslewicz@cityofmadison.com
Chris Klein, Mayor’s Office cklein@cityofmadison.com
Mike Verveer, Alder District 4, district4@cityofmadison.com
Bridget Maniaci, Alder District 2, district2@cityofmadison.com
Marsha Rummel, Alder District 6, districtb@cityofmadison.com
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I AR [< 740 Regent Street, Suite 400 111 N. Main Street 113 S. Main Street, Suite 301
LLP ro Box1507 PO. Box 128 PO, Box 256

(608) 257-7766 (608) 635-4324 (608) 592-3877
Fax (608) 257-1507 Fax (608) 635-4690 Fax (608) 592-5844

VIA EMAIL COMMUNICATION &

FIRST CLASS MAIL
Michael J. Lawton
MADISON OFFICE

December 7, 2010 Direct Telephone Line: (608) 286-7236
E-mail: mlawton@lathropclark.com

Mr. Brad Murphy

Director, Planning Division

City of Madison

Room LL110

215 Martin Luther King Jr. Blvd.
Madison, WI 53703

Re:  Draft City of Madison Downtown Plan —
Proposed Treatment of Property at 434 West Mifflin Street

Dear Mr. Murphy:

This letter concerns the treatment in the draft City of Madison Downtown Plan (“draft Plan”) of
the Ambassador Apartments Parcel (now consisting of 78 apartments), located at 434 West
Miftlin Street (“Ambassador Parcel”), and owned by our client Ambassador Mifflin LLC, and
managed by Goldleaf Development LLC.

[t appears that under the draft Plan the Ambassador Parcel is being planned for future
redevelopment by City staff as an area with multiple, zero lot line, residential buildings, with a
height limit of three (3) stories. On the other hand, the majority of the block on which the
Ambassador Parcel is located, including all of the parcels to the rear of the Ambassador Parcel
on West Dayton Street, and the parcels at the easterly end of the West Mifflin Street side of the
same block (almost next door to the Ambassador Parcel), are being proposed for six (6) story
residential buildings, with such buildings having large footprints and no requirement for
multiple zero lot line buildings.

We strongly object to the proposed treatment of the Ambassador Parcel in the draft Plan, and
request that the draft Plan be modified, before it is forwarded to the Plan Commission or other
City bodies, to place the Ambassador Parcel in the same classification as the lands located
behind the Ambassador Parcel on Dayton Street, i.e. permitting future development of up to six
(6) story buildings and allowing buildings with larger footprints and not requiring zero lot line
multiple building designs.

WWW.LATHROPGCLARK.GCOM
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Our objections are based on these grounds:

First, the Ambassador Parcel now contains 78 residential apartments, and the property
has an assessed value of $3,040,000. This property has a low vacancy rate and is in good
condition. At this time, we don’t plan to change our use of the property, but like any
landowner we are concerned with the long-run value and use of our land. Hence, we
object to the City staff placing the Ambassador Parcel on the Parcel Analysis map which
indicates that this parcel is “Potential Redevelopment” land, with the suggestion that the
next use will be “Zero Lot Line” buildings, i.e. a form of lower density, small footprint,
multiple building residential use. The proposed treatment of the Ambassador Parcel in
the draft plan would not allow us to redevelop the Ambassador Parcel in the future with
the same number of housing units as are now located on it by our calculation. Therefore
this action by City staff has the effect of lowering the value of our parcel in the eyes of
bankers, appraisers and third parties, as there is a connection between the value of the
parcel and its potential. The draft Plan will have the effect of damaging the value of our
investment in the Ambassador parcel, as well as the City’s potential tax base in this area.

Secondly, the proposed treatment of the Ambassador Parcel by City staff is
discriminatory and arbitrary, given the current use of the Ambassador Parcel as a
relatively high density residential parcel, and the more favorable treatment being
proposed for other adjoining parcels. We contend, given the fact that there are 78-units
on the Ambassador parcel at this time, it will be discriminatory and unreasonable to
lower the number of units that can be placed in the future on the Ambassador parcel,
while at the same time allowing for much more density on adjoining lands in the same
Mifflin-Dayton block which now do not have this kind of density. This type of density
shift or switch in the same block ignores the past history and current uses of this block,
and favors one group of parcels in the same block over another, without any sound basis
for making the distinction.

Thirdly, in addition to the valuation/taking impacts, and the discriminatory and
reasonableness aspects of this proposal referred to above, we also object on the grounds
that the plan for a portion of the Mifflin-Dayton block as a low density area, while the
majority of the same block consists of high rise, dense buildings, is a poor plan. Mixing
these uses in mid-block does not correspond to any logical division of such uses in the
area. If there is going to be a major shift in uses of this type, the shift should occur from
one block to another, rather than in mid-block, as the tall, higher density buildings are
likely to conflict with the lower density uses in the same block. The City staff
recognizes this itself in the West Mifflin-West Washington blocks in this neighborhood,
where the City is proposing to divide the blocks in the middle to separate the uses with a
“mid-block urban lane”. No such lane is being proposed for the Mifflin-Dayton blocks.
In fact, the depth of the West Mifflin-West Dayton blocks is less than the West
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Mifflin-West Washington blocks, making the installation of such a lane impractical on
the block where the Ambassador Parcel is located. As no such physical division of the
block is possible, the concept of mixing different uses should be dropped and the entire
400 West block should be allowed to develop at 6-stories, without the requirement for
multiple, zero lot line buildings.

We respectfully request that the City Planning Division staff modify the draft Downtown Plan
to change the treatment of the Ambassador Parcel at 434 West Mifflin Street, so that this land
will be treated in the same manner as the land adjoining it to the rear on West Dayton Street in
the same 400 West block, thus eliminating the issues referred to above in this letter. We look
forward to working with the City staff to resolve this matter. If you need any further
information, please feel to contact me or you can contact Ron Fedler at 608-341-6060. We
would appreciate very much a response to this letter prior to the completion of the next version
of the draft Plan.

MIJL:tept

cc: Mayor David Cieslewicz
Mr. Mario Mendoza
Alderperson Michael Verveer
Mr. William Fruhling

MurphyBrad_12072010_MIJL
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ATTORNEYS AT LAw
20 N. CARROLL STREET

FREDERIC E. MOHS MADISON, WISCONSIN 53703
DANIEL A. MacDONALD
THEODORE C. WIDDER Il
GREGORY J. PARADISE
JOHN W. VAN NOTE
TIMOTHY . UMLAND

608-256-1878
FAX 608-257-1106

December 17, 2010

VIA E-MAIL VIA E-MAIL

Mr. William Fruhling, AICP Mr. Bradley J. Murphy, AICP

Principal Planner Director

Neighborhood Planning, Preservation & Planning Division

Design Section Department of Planning & Community &
Department of Planning & Community & Economic Development

Economic Development P.O. Box 2985

P.O. Box 2985 Madison, WI 53701-2985

Madison, Wi 53701-2985

RE: Commentis tc Downtown Plan Regarding Langdon & Mansion Hill

Dear Bili and Brad:

Belatedly | have reviewed comments to the proposed Downtown Plan from representatives of
certain developers and property owners in the Mansion Hill/Langdon Street area. if this is too late, |
will understand, but hopefully some of the ideas that other neighbors, property owners, and historic
preservationists have on this subject will become a part of the discussion of this important document.

Threaded through various comments are predictions about how developers will respond to the
proposed height and floor area requirements. There are predictions that shorter buildings will, of
necessity, be of poorer design and quality, or will be unfinanceable. Balanced against these thoughts
is our experience, both in our city and in others, as to the effect of height limitations.

Cities with height limitations all over the world continue o be successful and valued. Paris,
Florence, and Washington D.C. all have height limits and are considered beautiful by most people. A
short tour around the Langdon/Gilman area should be enough to convince anyone that the tallest
buildings are not the most beautiful or valuable. To the contrary, almost universally, those tall
buildings detract from the charm and livability of adjoining properties. We are all familiar with the
shade studies provided in the Edgewater application that demonstrates the adverse effect of tall
buildings on tall properties to the north and east.

There is no question that handsome, new construction can happen that rigorously complies
with the proposed height/floor area requirements. Doubts have been expressed as to the financial
feasibility building according to the proposed limits. This is usually where opinions having to do with
the effect of land costs come into the conversation. Land cost is a factor of the current use for the
property and what new construction will permit. It is easy to understand that a well-maintained
building built to the proposed height and floor area requirements of zoning will probably have a value




that will prevent demolition of that building for the construction of a new building of approximately the
same size and characteristics. The only way around this economic conundrum would be to permit
new construction of one or two times the size of the original building and even that might prove
infeasible.  In short, there is little that zoning can or should do to make every potential in-fill site with
an existing structure on it, economically feasible for new construction.

Being a developer, a person who has owned a commercial mortgage banking company, and
who has spent a good deal of his life representing owner developers, | can attest to virtually universal
characteristics of real estate developers. The first is that a developer sees the world through the lens
of the latest project that he or she is trying to build (you will note that the Edgewater creeps into this
writing from fime-to-time no matter how hard | try). The second characteristic is that if the project
could be relieved of some of the rules and reguiations that apply to everyone else, most of their
problems would be solved.

Just a look through other comments that have been submitted proves the point. NGL wants
“mixed-use” which brings with it the hoped for, added benefit of relief from the standard Lakefront
Development rules that are commonly enforced in the case of residential development. Most
common, however, is the claim that the underlying site is so costly that it must be amortized over a
larger, taller building. If we follow the developer’s logic, zoning goes out the window.

A probably unneeded example would be an overpriced house in a single-family residential
development. Finally, a developer shows up seeking to build a four-unit on the site that will justify the
cost of the over-priced house. Wisely, the City resists, granting the exception, knowing that it would
cause inflation of all houses in that development because their owners would perceive them as four-
unit sites. This is the basic problem that many of the commentators have sought to resolve perhaps
without fully understanding that their incessant demand to build taller and larger buildings in excess of
zoning, or overlay districts only adds to the price inflation of the properties upon which they desire to
build.

This is a slippery slope. Right now, houses in R-1 residential districts sell on the basis of their
use as houses while properties in the Langdon Street area, and to some extent even in the Mansion
Hili Historic Distfrict have asking prices that are inflated because people hope that the zoning won’t
apply to them. The City can put a special tag on the Edgewater project warning that it is not to be
used as a precedent, and yet NGL comes forward with hopes for adjacent development that is taller,
larger and of non-residential use. The drum beat started long ago when NGL's spokesman continued
to refer to the Mansion Hill Historic District as “mixed-use.” The spokesman was incorporating the
Capitol Square into the Mansion Hill Historic District even though it is not in it, but is in the Mansion
Hilt planning district. This mischaracterization repeated over and over and the further claim that the
Edgewater Hotel was “right on the edge of a historic district” when it actually has its closest edges
one and a half blocks to the west and two blocks to the east is a part of a transparent strategy to
mischaracterize the boundaries of the historic district. Even when pinned down, the astonishing claim
that the Edgewater is on the fringe of the historic district because one side of it is on the lake, which
of course is not a historic district, is unabashedly repeated. Also repeated was the incorrect assertion
that the height of buildings should be established by maiching the elevation of other buildings on
adjacent higher ground. This claim is a direct conflict with the City’s long-established method of
calculating elevation either from the front door or from the average elevations of the four sides of the
new development. It has never been a City policy to grant exira height privileges on the basis of a site
with a low elevation. There are good reasons not to start now. All of this is a part of a campaign to get
a different and preferential treatment.

This is wearing on an important constituency; the property owners who have purchased their
properties and are maintaining them in reliance on the existing rules. Everywhere, the strongest and




best neighborhoods are effectively regulated so that people who do develop property can know what
they can expect next door and down the street. Cities should know what kind of development they are
seeking and then zone and regulate accordingly.

Recently, large parts of the campus area were up-zoned for denser, high-rise student
development. That has resulted in the exodus of a large number of undergraduate students from the
Mansion Hill, and even upper Langdon. We have a new or permanent demographic populating the
North side of the Square that is very compatible with historic rehabilitation and certain kinds of new
compatible in-fill housing. Everything | am saying does not doom in-fill housing, although it may,
somewhat, dampen land prices.

The bottom line is that the business community has been asking for predictability and now we
are on the verge of accomplishing that goal. At the same time, it would be great if we could set up a
framework that would encourage excellent maintenance and quality rehabilitation of our most
charming and vaiuable existing properties but at the same time would permit selective in-fill that
honors and enhances the best of the past. These neighborhoods that make Madison unique are only
a small part of the land available for denser development. The draft Downtown Plan before you
recommends a logical and workable approach to the two neighborhoods that are the subject of this
letter. Some predictability would be a welcome relief.

Sincerely,

-

Mohs, MacDonald, Widder & Paradise

_—

—

j&ﬁeric E. Moh
FEM: eeh

Cc:  Mayor David Cieslewicz
Alder Bridget Maniaci
Alder Bryon Eagon
Alder Shiva Bidar-Sielaff
Alder Mike Verveer
Alider Julia Kerr
Alder Lauren Cnare
Alder Michael Schumacher
Nan Fey, Chair, Madison Plan Commission
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Bill Fruhling, AICP, Principal Planner

Department of Planning & Community & Economic Development
Planning Division

Madison Municipal Bldg.,Suite 11-100

P.0.Box 2985

Madison, WI. 53701-2985

Dear Bill,

| am the Managing Partner of the DoubleTree Hotel at 525 W. Johnson St. in Madison, W1, A few
months ago you and two associates paid us a courtesy call at the hotel to explain the proposed new
Neighborhood Park, | appreciate your taking the time to do so. After careful consideration, I'm writing today
to object to the creation of a new Neighborhood Park in the area bounded by W. Dayton St., Marion St.,
part of W. Johnson St. and N. Basselt St. Our Hotel sits on that site.

My chief objection to the Park is that it takes valuable real estate out of the taxing district which is
the wrong direction to go in light of the fact that spending is going up faster in Madison than revenue.
Further, you will tell me that a Park adds value to my hotel and then you will increase my taxes fo pay for
the loss of revenue for making a Park.

Second, when you allowed the multi story student housing along University Avenue such as the
Embassy and the Lucky you did not require a reasonable green space set aside for the enjoyment of the
tenants. Nor have you pushed the University of Wisconsin to provide “wide open” green spaces for their
students.

And if that is not enough to be concerned about, then the powers of condemnation that the
University of Wisconsin has and has recently exercised over the Brothers Pub is of real concern to me as it
further erodes our taxing base in the City of Madison.

There is also the question of security for my hotel and the increased noise levels that will occur
with a park adjacent fo it. For those reasons | object to the creation of a Neighborhood Park in our area.

Sincerely,

B.Ann Neviaser
President
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January 12, 2011

Bill Fruhling

City of Madison .

Department of Planning and Community and Economic Development
215 Martin Luther King Junior Boulevard

Madison WI 53703-338

Subject: DMI Comments on the Downtown Plan
Dear Bill:

Thank you for the opportunity provided to Downtown Madison Inc. (DMI) to present you with
comments on the draft Downtown Plan. DMI appreciates all of the good work that has gone into
the plan to date.

DM considers the emerging Downtown Plan to be an extremely important document that, along
with the rewrite of the Zoning Code, will shape the downtown for years or even decades to
come. In keeping with its importance, DMI has expended considerable effort to track the City’s
efforts, provide input at various stages, and review the draft report. This effort has been ongoing
since the City first articulated its goal to rewrite the downtown plan. As part of this effort, DMI:

° Solicited the opinions of an experienced group of development and real estate
professionals and presented the City with a report titled Recommendations on the
City of Madison Downtown Plan, October 2009.

. Sponsored an organized effort by a highly talented group from the professional
planning and architectural communities to provide input on the plan. That group,
the Downtown Design Professionals, presented the City with a report titled
Design Visions for City of Madison Downtown Plan, January 2010. That report
included many specific recommendations some of which are echoed in this report,
but many others tco.

o Focused DMI’s Economic Development Committee on the emerging plan and
discussed it in detail in many regularly scheduled and special meetings.

The attached memo represents what we think are the most important comments and suggestions
that have emerged from this effort. These comments represent ideas that are so important to
DMI that we will advocate for them at all stages of the Plan approval process.

While the enclosed memo succinctly outlines our most important comments, we believe it might
be helpful to you, your coworkers, and to others who read our comments, to better understand
some of the views and values that underlie our recommendations.
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Flrst DMI strongly believes that the emerging downtown plan should aspire to paint a strong and
exciting vision for the downtown. We note that 2011 is the 100" anniversary of the publication
of John Nolen’s “Madison: A Meodel City,” which set the stage for the emergence of Madison as
a prosperous and highly livable city. Twenty-five, fifty or even one hundred years from now, the
new downtown plan should be recognized as a prescient and bold expression of a City that
recognized its potential and reached for greatness.

We also firmly believe the downtown plan should embrace the downtown’s role as the strong
economic center of the City and the region. Unfortunately, with clear signs emerging that public
center employment will shrink in the years to come, the City cannot rest on its laurels and
persuade itself that it is immune to economic malaise. However, the close proximity of a world-
class university and a strong preference by young professionals for urban amenities, mean the
downtown is uniquely positioned to provide tangible economic benefits including increasing
taxable increment, new and growing businesses, and well-paying jobs. It is worth noting that the
benefits of a strong, economically viable and growing downtown will accrue to all citizens of
Madison, not just those who live in the downtown.

We are also very aware that it is difficult to predict the specific economic opportunities that will
emerge in the coming years. Might another Google™ emerge from a dormitory or lab at the UW?
Could a major national employer look at Madison, with its highly-educated population and
strong quality of life, and decide to locate a major division here? DMI believes that to capture
good opportunities, the downtown plan must provide the City with flexibility to respond quickly
to great opportunities while simultaneously providing consistency and predictability. -

Another overriding belief among our membership is that the downtown plan must promote
greater density and not simply perpetuate the status quo by treating the downtown as the
amalgamation of several smaller neighborhoods. While DMI has been and always will be a
strong advocate for a highly livable, safe, and enjoyable downtown, we believe there is strong
evidence that the nascent downtown residential renaissance can chiefly be traced to the City’s
approval of successive projects that have together promoted higher residential density and
mixed-uses. The downtown plan should acknowledge the benefits of greater urban residential
density and seek to promote such density wherever possible. Importantly, there is significant
evidence that greater residential density will also help Madison reach its praiseworthy and
ambitious goals to emerge as a model of sustainability in a new century.

Finally we want the City to know that DMI and its many members are willing and ready to assist
in any way possible with your efforts to finalize the downtown plan, and it is in this spirit that we
present the enclosed comments.

Si cerely, J

usan Schmi esident

Downtown Madxson, Inc.

122 West Washington Ave., Suite 250
Madison WI 53703




: MAIN G08,235.1008 = FAX 608.204 9028
DOWNTO WM 122 West Washinglon Ave., Sulte 250 » P.O. Box 2136 » Madison, W] 53703

! M A D I S O N . www.downlownmadison.org
: NG .

January 12, 2011

To: City of Madison Department of Planning and Community and Economic
Development

From: Downtown Madison Incorporated (DMI)

Subject: Draft Downtown Plan

This memo presents Downtown Madison Incorporated (DMI)’s priority comments on the
Planning Department’s Draft Downtown Plan (the Plan). DMI believes the Plan includes many
excellent ideas for how the downtown can reach its potential as the cultural and economic hub of
our city. The following points, however, represent ideas which are so important to DMI that we
will advocate for them at all stages of the Plan approval process.

o DMI recommends that more effort be expended on creating an exciting and
motivating Vision of the Downfown.

o The Plan needs a strong preamble that outlines the importance of the downtown to
the City, establishes the key role the downtown plays in the greater region,
identifies the (considerable) challenges we now face, and most imporiant
identifies a bold vision for the downtown,

o Elements that could be emphasized include

» The Plan is being issued on the 1060 anniversary of the John Nolan plan
= Goals for the downtown of 25 years from now
v Role of the downtown in the region
v The enduring and hallmark elements that make downtown Madison great:
¢ The Lakes
o The University
e The Isthmus
s The State Capitol
s State Street

¢ DMI recommends a strong emphasis on Downtown as an Econemic Engine,

o The Plan must clearly and consistently call out the importance (o the overall
health of the City of downtown economic revitalization.

o The Plan must identify and promote the downtown’s critical role in generating
significant new property tax increment, new and expanded businesses, quality
jobs, and economic revitalization in the City and region.

o The Plan must recognize that its goals cannot be achieved without significant
private sector investment, which must be encouraged.

o The Plan should: -

» Identify and track economic development goals for the downtown such as
jobs, companies, tax base, etc.
»  Strongly encourage both business retention and entrepreneurship

< 1of4
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e DMI recommends the approach to land use described by “Generalized Future Land
Use” be changed.

o The maps show the downtown comprised of many, small, residential single use
neighborhoods and districts. This is counter to the goals and benefits of new-
urbanism and treats the downtown not as if it were a whole and unigue entity, but
simply a collection of neighborhoods.

o The rigid separation and limitations on-uses in the Plan restrict or discourage
diverse, integrated and flexible development, limiting the Plan’s chances of
remaining robust and vital as the economy and land uses evolve in ways that may
not be apparent today.

o DMI recommends larger, more comprehensive mixed use districts that have
greater potential to catalyze new investment and redevelopment.

¢ DMI recommends that the Plan’s approach to building heights be revised.

o DMI has no objection to recommendations on building heights that are the
product of a careful and public evaluation that includes the impact of height
restrictions on Capitol views as well as all of the Plan’s articulated goals and
objectives, This is especially critical in view of the Plan’s anticipated 25-year
time frame.

o As written, the Plan’s height recommendations will tend to perpetuate current
tand uses while limiting the opportunity for beneficial redevelopment.

o DMI recommends that the current height recommendations be removed and that
the Plan propose a public process to establish height recommendations which
would 1) evaluate them against the Plan’s long-term vision and 2) encourage a
workable approach to maintaining overall fiexibility.

s DMI recommends that current recommendations for creation or expansion of
historic districts and conservation districts be removed from the Plan.

o Such recommendations must always be based on a process that begins with
careful historical research and/or initiatives from existing property owners, rather
than a top down planning decree.

o The Plan’s historic and conservation district recommendations provide
insufficient rationale for the proposed changes or additions, without any
explanation of context, process, research, goals or objectives.

¢+ DMI recommends that the plan for the Mifflin Area be strengthened to promote
more significant development.
o The Plan must capitalize on the potential of West Washington Avenue to
accommodate dense large-scale development consistent with the vision of that
avenue as a grand entrance to the City/downtown.
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o The Plan should acknowledge that it is economically infeasible to retain and
upgrade much of the poor-quality energy inefficient housing in the Mifflin Area.
Then, the Plan should accommodate the potential for denser diverse residential
and commercial uses.

o The Plan should explore the potential that the Discovery Cente1 and other UW
initiatives aimed at fostering entrepreneurship could create demand for additional
innovative commercial and residential opportunities that could reenergize and
help redevelop the Mifflin Area.

DMI recommends that the Plan not simply call for “Protected Corridors” but create
a design and a role for grand boulevards.
o The Plan should describe
» . Jow and why “protective corridors™ are worthy of atiention and
v How protective corridors and grand boulevards can be “positively
designed” to maintain and enhance their critical functions.
o Specifically, for the Miftlin Area, the Plan should address the role of West
Washington as a principal gateway to the downtown or propose an inspired vision
for this boulevard.

DMI recommends a stronger emphasis on supporting Commercial Growth in the
downtown.

o The Plan pays insufficient attention to where downtown commercial growth

might be accommodated and encouraged.

o The Plan should examine the demand for retail and other commercial land uses
against estimates of the population of the downtown over the next 25 years. For
example, should the population double, where will the new residents find the
goods and services they require?

DMI recommends that the Plan be more Flexible to insure that the downtown ean
grow and develop.
o The current plan, in t00 many instances, posits little or no change to the
downtown.
o Examples of this approach include recommendations for:
» Large conservation districts
»  Small single use neighborhoods
¥ Unduly restrictive height limitations
=  Failure to promote more density where appropriate (e.g. Mifilin Area)
»  Ungcritically designating more buildings as local landmarks
»  Failure to more explicitly make the link between density and sustainability
o DMI believes that, taken together, these features promote a downtown little
changed from present, and they don’t encourage reinvestment.
o DMI recommends that the Plan should acknowledge the importance of, and state
a preference for Flexibility as one of the best ways to help the City meet the
Plan’s 25-year vision.
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DMI recommends that the Plan adopt aggressive goals assessed by metrics and
benchmarks so it can be Evaluated.
o The Plan needs to include measures to assess its success.
o DMI recommends that the benchmarks for re%dentxa[ and commercial
development be substantially increased.
= The current goals are much too low for a 25-year plan.
« For example, the goal of 4,000 new housing units in the Isthmus 2020 plan
has already been exceeded,

DMI recommends that the Plan more strongly emphasize the Linkages to
contiguous and regional areas,
o Ina25-year time period, the community’s image of the downtown wﬂl surely
grow beyond the current definition.
o Itis vital now, to begin to make those connections including, but net limited to:
= Capitol East District
% The University
¥ The Park Street Medical corridor

DMI recommends that the City of Madison move quickly to undertake a
comprehensive Transportation Plan for the downtown.
o Transportation planning is a critical component missing from the downtown
Pian. The Department of Planning and Community and Economic
Development (along with other appropriate City departments) should place a
priority on completing a comprehensive transportation plan.
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January 13, 2011
DOWNTOWN DESIGN PROFESSIONALS

Comments on the September 23, 2010 Draft Downtown Recommendations

The following memorandum provides a summary of comments that the Downtown Design Professionals
strongly encourage city staff to consider in the preparation of the final Downtown Master Plan.

Preamble

The downtown plan needs a strong preamble that establishes a baseline and rationale for planning the
next 25 years including the importance of the downtown to the city and the region, what have we
accomplished since the last plan, where we are at today and the challenges that we face. The preamble
should establish a bold vision for the future and goals for achieving this vision. Included should be a
statement on the role of the downtown with the University, MATC and the State Capitol as a place to
EDUCATE. It should address the values that we want to sustain, protect and promote.

Need for a Bold Vision

Once in a while we get an opportunity to think big. A 25 year plan is such an opportunity. As a city, we
are capable of doing great things but we need to be inspired as we were (and still are) by John Nolen
100 years ago. The draft recommendations include many good ideas and concepts but in many cases,
these ideas do not go far enough. The Design Professionals have offered the city many ideas that we
believe have the scope to help our downtown reach its full potential as the cultural and economic hub of
the city and the region.

Downtown as an Economic Engine

In Madison, we have not seen the collapsed industries experienced by some cities. Our economy is
founded on the more stable sectors of government and education. So in a way, Madison is doing just
fine, and national recognition comes frequently. But we cannot sit on our laurels. We need to attract
knowledge industries and we need to leverage the government and the University as forces for catalytic
change. Attention and monetary resources, properly focused through public-private partnerships, can
set the stage for good development and prosperity. This calls for expansive ideas set within both the
public and private realms, where implementation can have broader, multiplying effects.

Projects of this stature are touched on, but not sufficiently developed in the draft recommendations.
The Design Professionals concept for Mifflin Street as a mixed use residential, employment and
entertainment district anchored by the Phil Lewis Wisconsin Idea Center and the John Nolen Drive/Blair
Street interchange concept that connects the downtown with the lake and the East Isthmus are big
ideas that can have a catalytic effect for job creation, business recruitment, private investment and
entrepreneurship. We need to be seen as a city of opportunity.



Room to Grow

The draft recommendations understate our capacity for growth, especially over a 25 year planning
horizon. Today, Downtown Madison is the most intensively developed part of the city but it is
significantly less dense than other downtowns that we model ourselves after. Density that is
appropriately located and well-designed is the key to a vibrant, economically and environmentally
sustainable downtown. A denser downtown will offer greater choices in housing, transportation, jobs,
cultural offerings and goods and services, all values that we aspire to. Greater flexibility in building
heights and land use mix and comprehensive redevelopment strategies that promote density and
encourage investment should be emphasized in the final recommendations.

Build on Planning History

Madison has a rich history of planning. This year is the 100" anniversary of John Nolen’s plan for
Madison, which shaped our city in many ways. Past plans for downtown Madison similarly presented
catalytic visions that fostered projects like Block 89 and Monona Terrace. The 2011 downtown plan
should reference and draw upon the success of past visions and use these visions as a guiding force for
the next 25 years.

Sustainability

Sustainability needs to be a more prominent part of the downtown plan and a defining part of our vision
for the next 25 years. Sustainability needs to encompass the total development process including
maximizing renewable energy, protecting the environment, sharing resources, promoting
intergovernmental cooperation, promoting density, expanding transit choices, providing a pedestrian
friendly environment and promoting a diverse mix of activities that are needed for cultural, economic
and intellectual exchanges. It is of special importance that as a city on an isthmus, we address the
protection of our lakes as part of our downtown plan.

Connections
1. Regional Context

Downtown should be the focal point and the civic, cultural, and economic center for the region. It is
central to our identity and a connection to our history. It is the hub for the spokes of transportation
networks. We encourage the city to frame the downtown plan in its regional context.

2. Lakefront connections

We are still striving to realize John Nolen’s vision for fully connecting the downtown with its greatest
asset, its lakes. The draft recommendations move us closer to this vision. The path connecting Union
Terrace to James Madison Park is a key step. Recommendations for sprucing up and enlarging our parks,
creating view corridors and pedestrian and bike connections are helpful. Yet, even after these significant
improvements, Lake Monona’s waterfront will remain largely disconnected from downtown, with access
still largely blocked by John Nolen Drive and the railroad tracks. We encourage the city to present ideas



and concepts for fully connecting downtown to the lakefront, proposals that, when implemented, will
be sources of great pride and economic opportunity for the city.

3. Connections to Adjacent Areas

The University of Wisconsin is a major institution and economic force in the larger downtown area. How
should town and gown come together in the downtown? The Design Professionals concept for the
Wisconsin Idea corridor along Mifflin Street that connects the UW with the State Capitol is a big idea
that should be part of the downtown plan. Additionally, we believe that downtown’s potential for
success will be dramatically enhanced if we can improve the connections between downtown and the
emerging Capitol East District. We encourage the city to describe in more detail how the downtown
should connect to and integrate with these surrounding areas.

Integration and Diversity

Downtowns thrive on the fine grain mix and integration of activities that work together to create energy
and vitality. The draft recommendations, however, focus largely on separation of land uses. While it is
important to recognize that different uses will dominate in different areas, rigid separation and
limitations can restrict the diversity and integration needed for vitality. We encourage the city to
identify more general character areas, without rigid boundaries, with flexibility for diverse uses while
preserving predominant uses.

Comprehensive Redevelopment

The draft recommendations identify many parcels for potential infill development. We believe that an

area or district approach can have a greater impact for creating economic opportunity than a “parcel by
parce
redevelopment strategies can create multiple opportunities for improving access and connections,

Ill

approach. The Design Professionals identified several areas where comprehensive

stimulating jobs and new market opportunities, and improving the destination value of the downtown.
The Downtown 2000 Plan utilized such an approach. We encourage the city to include more
comprehensive redevelopment opportunities in their final recommendations.

Transportation Vision

The draft recommendations identify many transportation challenges that we face but are short on
innovative solutions. The downtown transportation system will evolve over the next 25 years with new
ways to move people. We need to decide what kind of place we want to be and how transportation can
support that vision. Today, we are an auto-oriented downtown where ours streets divide and limit
activity. The collective vision of the Design Professionals is for a transportation system that creates
connections rather than barriers and one that offers attractive and safe settings for vibrant street level
activity and commerce. The Design Professionals ideas for a simplified John Nolen/Blair Street
intersection and a lowered John Nolen Drive that brings the downtown to the lakefront; a regional
transportation network that converges on the downtown with intermodal transportation hubs at the
University and the East Isthmus jobs center; cross isthmus bicycle corridors; and a “Complete Streets”



system throughout the downtown are all possible in a 2035 downtown. We encourage the city to
include these ideas and others in their recommendations so that they can be tested as part of a
transportation study that will follow the downtown plan.

The Pedestrian Realm

A defining characteristic of a great downtown is a great pedestrian experience. The draft
recommendations include many good ideas for specific pedestrian improvements but these
recommendations need to be strengthened by describing how our network of streets should be
improved overall to encourage people to experience all parts of downtown on foot. The urban design
concept of “Complete Streets” should be promoted with pedestrian friendly features that make up the
total land use policy for walking safety, bike access and transportation connections for all streets
including arterial streets.





