
 

PLANNING DIVISION REPORT 
DEPARTMENT OF PLANNING AND COMMUNITY  

AND ECONOMIC DEVELOPMENT 
Of July 1, 2008 

 
 
RE: I.D. #10643: Zoning Map Amendment I.D. 3367 To Rezone 515 S. Midvale Boulevard 
from PUD-GDP to PUD-SIP 
     
1. Requested Actions: Approval of a request to rezone 515 S. Midvale Boulevard from 

Planned Unit Development, General Development Plan (PUD-GDP) to Planned Unit 
Development, Specific Implementation Plan (PUD-SIP) to allow construction of a four-
story building containing 100 apartment units and first floor retail (second phase of the 
Sequoya Commons development).  

 
Note: The requested action reflects the application submitted. However, the request before 
the Plan Commission and Common Council will be amended to a rezoning of the site from 
PUD-SIP to Amended PUD-GDP-SIP to reflect both the current zoning of the site and the 
proposed changes to the overall development concept that differ from the approved general 
development plan for the site. If approved, a substitute ordinance will be required. 
 

2. Applicable Regulations: Section 28.07 (6) of the Zoning Ordinance provides the requirements 
and framework for Planned Unit Developments; Section 28.12 (9) provides the process for 
zoning map amendments. 

 
3. Report Prepared By: Timothy M. Parks, Planner. 
 
GENERAL INFORMATION 
 
1. Applicant & Property owner: Midvale Plaza Joint Venture, LLP; 120 E. Lakeside Street; 

Madison. 
 

Agent: Joe Krupp, Krupp Construction; 2020 Eastwood Drive; Madison. 
 
2. Development Schedule:  The applicants wish to commence construction in October 2008, 

with completion anticipated in March 2010. 
 
3. Location: Approximately 3.6 acres located at the northeastern corner of S. Midvale and 

Tokay boulevards, Aldermanic District 10; Madison Metropolitan School District. 
 
4. Existing Conditions: The entire 3.6-acre site is zoned PUD-SIP. The northern half of the site 

is developed with a one-story, approximately 40,000 square-foot multi-tenant commercial 
building that includes the existing location of the Sequoya Branch of the Madison Public 
Library. Work on a three- and four-story mixed use building containing 27,578 square feet 
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of first floor commercial space (including the new Sequoya Branch Library) and 45 
residential condominium units is currently finishing on the southern half of the property. 

  
5. Proposed Land Use: The second phase of the planned unit development calls for a three- 

and four-story building with 10,650 square feet of first floor commercial space and 100 
rental apartment units to be constructed on the northern half of the subject site in place of 
the one-story commercial building, which will be demolished. 

 
6. Surrounding Land Use and Zoning:   

North: Midvale Heights Apartments, zoned R5 (General Residence District); Midvale 
Elementary School, zoned R1 (Single-Family Residence District); 

 
South: Midvale Community Lutheran Church, zoned R1; 
 
East: Single-family residences, zoned R2 (Single-Family Residence District); 
 
West: Single-family residences, zoned R1. 

 
7. Adopted Land Use Plan: The Comprehensive Plan identifies the subject site and adjacent 

apartments for neighborhood mixed-use redevelopment. 
 
8. Environmental Corridor Status: The property is not located within a mapped environmental 

corridor.  
 
9. Public Utilities & Services: The property is served by a full range of urban services. 
 
STANDARDS FOR REVIEW 
 
This application is subject to the Planned Unit Development District standards. 
 
PREVIOUS APPROVAL 
 
On July 18, 2006, the Common Council approved a request to rezone the subject site from C1 
(Limited Commercial District) to PUD-GDP-SIP to allow construction of two mixed residential-
commercial buildings containing up to 145 dwelling units, approximately 39,000 square feet of 
commercial space and approximately 320 structured and surface parking stalls following the 
demolition of two existing commercial buildings. The PUD was recorded on December 14, 2006. 
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PLAN REVIEW 
 
Midvale Joint Venture, LLP is requesting approval of final plans for a three- and four-story 
mixed-use building that will contain 10,650 square feet of first floor commercial space and 100 
apartment units above 136 underground parking stalls. The proposed building represents the 
second phase of the Sequoya Commons Planned Unit Development and will occupy the northern 
half of a 3.6-acre site generally located at the northeastern corner of S. Midvale Boulevard and 
Tokay Boulevard. Work on the first phase of the development, which contains a three- and four-
story mixed use building that will include 27,578 square feet of first floor commercial space and 
45 condominium units, is currently finishing on the southern half of the property. A new 
Sequoya Branch Library will occupy approximately 20,000 square feet of the first floor space in 
the Phase I building. Implementation of the second phase of the Sequoya Commons development 
will result in the demolition of the remaining vestiges of the former Midvale Plaza shopping 
center that previously occupied the subject site and includes a one-story approximately 40,000 
square-foot multi-tenant building that houses the existing Sequoya Branch Library. 
 
[Note: Demolition approvals for the Sequoya Commons project were granted in July 2006 with 
the original approval of the planned unit development.] 
 
In addition to the subject property’s frontage along S. Midvale Boulevard and Tokay Boulevard, 
the site also includes approximately 600 feet of frontage along Caromar Drive, which is fronted 
on the east by single-family residences in the R2 residential district. Single-family residences are 
also located across S. Midvale Boulevard from the site. The northern property abuts a two-story 
apartment complex, with Midvale Elementary School located further to the north. Midvale 
Community Lutheran Church occupies the southeastern corner of the intersection opposite the 
site, which is otherwise surrounded by mostly one-story single-family homes. 
 
The Phase II building will be a U-shaped structure that will surround a central landscaped 
courtyard. The building will consist of a four-story wing extending along the S. Midvale 
Boulevard façade that will wrap around the northwest corner and extend along two-thirds of the 
northern property line before transitioning into a three-story building on the east side of the site 
adjacent to Caromar Drive. The shape of the Phase II building footprint is consistent with the 
general development plan for Sequoya Commons approved in 2006. However, the three-story 
wing adjacent to Caromar Drive represents an appreciable departure from the Phase II building 
previously approved. In the earlier plan, the developer proposed to construct two stories of 
residential units adjacent to Caromar Drive, with four stories of residences adjacent to the 
courtyard and stepped back from the street. The amended planned unit development proposes to 
eliminate the fourth floor on the east side of the courtyard in favor of a full third floor with units 
adjacent to Caromar Drive. 
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The Phase II building will include a 5,335 square-foot first floor commercial space on its 
southwestern corner and a second first floor commercial space containing 5,315 square feet at 
the southeastern corner. Access to the two storefronts will face to the south across a 98-stall 
surface parking lot to be located between the two Sequoya Commons mixed-use buildings. The 
letter of intent for the second phase includes a request to allow the amount of commercial square 
footage provided in the Phase II building to be increased up to an additional 3,000 feet if the 
future tenants for the two first floor commercial spaces require additional floor area. The 
increased commercial space would be in place of some number of first floor residential units. 
 
The remainder of the Phase II building will consist of 59 one-bedroom and 41 two-bedroom 
rental apartment units, with public access into the residential portion of the building located in a 
south-facing lobby at the northern end of the central courtyard. Floorplans for the building 
indicate that patios or balconies will be provided for each of the 100 residential units. The 
project will also include a community room for residents on the fourth floor along the northern 
façade. 
 
Parking for the second phase will include 136 automobile stalls and 45 bike stalls located below 
the building and courtyard. The developer indicates that approximately 1.4 automobile parking 
stalls are provided per dwelling unit. The letter of intent also notes that the employees of the first 
floor commercial spaces may use some of the structured parking during daytime hours. The 
underground parking will be accessed by a driveway from Caromar Drive located at the 
northeastern corner of the Phase II building. In addition to the proposed driveway to serve the 
Phase II building, access to the Sequoya Commons development includes a drive that extends 
through the parking lot from the intersection of Caromar Drive and S. Owen Drive and intersects 
S. Midvale Boulevard via a limited median break that permits left turns into the site from 
southbound Midvale. Access to the underground parking for the Phase I building is provided 
from Caromar Drive.  
 
ANALYSIS  
 
In general, the Planning Division believes that he amended Sequoya Commons Planned Unit 
Development can meet the standards for approval for planned unit developments. The amended 
project generally conforms to the site plan, building scale and massing and uses identified for the 
second phase at the time the project was first approved, though the developer proposes two 
significant deviations from the earlier plans that will require careful consideration by the Plan 
Commission.  
 
Building Mass Adjacent to Caromar Drive 
 
First, the mass of the Phase II building along Caromar Drive will change considerably according 
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to the proposed specific implementation plan. As noted earlier, the second building was 
approved in 2006 with four residential stories along the east side of the central courtyard that 
stepped down to two stories adjacent to Caromar Drive in an effort to reduce the building mass 
and provide a better transition into the predominantly one-story single-family residential 
neighborhood to the east. The amended planned unit development, however, calls for the mass of 
the building to be shifted to create a full third story along the eastern wall of the Phase II 
building, eliminating the fourth floor and the stepback above the second floor adjacent to 
Caromar Drive. The developer has indicated that the removal of the stepback will result in a 
more efficient building due to the elimination of two single-loaded hallways on the third and 
fourth floors (see the building sections on Sheet A8 for a detail comparing the approved building 
layout and the layout proposed with this amendment). 
 
The existing approved plans call for the Phase II building to be set back approximately 20 feet 
from the Caromar Drive property line. Most of the space between the building and sidewalk will 
be occupied by two terrace walls intended to bridge the grade present in that portion of the 3.6-
acre site. In general, there will be a maximum of an 8-foot grade difference between the sidewalk 
elevation and the first residential floor. The section drawings indicate that the residential floors 
will be 11 feet in height, with the changes proposed by the applicant resulting in a 33-foot tall 
building overlooking Caromar Drive in place of the 22-foot tall building previously approved 
(both exclusive of the up to 8 feet of terracing in the setback). The developer has proposed to 
increase the setback adjacent to Caromar Drive to 25 feet to offset the third story.  
 
Staff feels it can support the increased mass of the building adjacent to Caromar Drive, although 
it continues to acknowledge the significant difference in scale between the Sequoya Commons 
development and the low-rise single-family residences to the east, which has existed since the 
project was first conceived. The Comprehensive Plan identifies the subject site for neighborhood 
mixed-use redevelopment, which are generally intended to include neighborhood-serving 
commercial uses and residential uses up to 40 dwelling units per acre. The scale of buildings in 
neighborhood mixed-use areas are generally recommended to be between two and four stories in 
height, though building heights can vary as established in an adopted neighborhood or special 
area plan. 
 
The Plan Commission and Common Council both determined with the original approval in 2006 
that the Sequoya Commons development met the general guidelines for neighborhood mixed-use 
developments as called for in the Comprehensive Plan. Despite the additional story above what 
was originally approved along Caromar Drive, the building height proposed for the Phase II 
building continues to fit within the general height recommendations. The additional five feet of 
setback along Caromar Drive should somewhat reduce the mass and visual impact of the taller 
structure while resulting in a scale similar to the easternmost façade of the Phase I building, 
which is set back 30 feet adjacent to Caromar Drive. 
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Location of Underground Parking Driveway  
 
The second issue requiring consideration by the Plan Commission is the location of the driveway 
to serve the underground parking proposed in Phase II. At the time that the project was approved 
in 2006, the Plan Commission included a condition noting that the use of Caromar Drive for 
access to the Phase II building would be delayed until specific implementation plans for the 
second building were submitted for review. At the time, the developer indicated that access to 
the underground parking for the second building would be from Caromar if the residential units 
were owner-occupied and provided elsewhere if the units were rental apartments.  
 
Despite the second phase proceeding as rental apartments, the developer wishes for the parking 
below the building to have access from Caromar Drive. The developer indicates that the Caromar 
access will be safer than providing access from a S. Midvale Boulevard driveway, which would 
have entered the building along the northern wall with a ramp to the street. The developer feels 
that the Midvale access would discharge the predominantly residential traffic from under the 
building onto a busy arterial street via a steeper driveway than the Caromar option, which will 
have a gentler grade and experience significantly less existing street traffic. The developer also 
feels that a Midvale access, which would be limited to right in-right out turn movements due to 
the median in the boulevard, would result in potentially unsafe U-turn movements by residents 
trying to access southbound S. Midvale Boulevard. 
 
A third option has been proposed by Ald. Tim Gruber as a compromise to the driveway location 
issue, which dominated consideration of the project at the Urban Design Commission. The 
compromise option calls for a driveway extending the length of the north wall of the building to 
disperse traffic from the underground parking to both Midvale and Caromar. The developer has 
indicated that the alder’s proposal could be difficult to construct and have negative aesthetic 
impacts on the project by eliminating most of the approximately 30-foot green setback along the 
northern edge of the building, including a bioretention area proposed to infiltrate much of the 
runoff from the building’s roofs.  
 
As members of the Plan Commission may recall, the location of the driveway access to serve the 
Phase II building was a significant issue when the Sequoya Commons project was first 
considered in 2006. At the time, the Commission and Council deferred making a final decision 
on the driveway and required that the project provide $15,000 for traffic calming on Caromar 
Drive to offset any traffic impacts created by the development. The Plan Commission should 
give due consideration to the recommendations of the Traffic Engineering Division as well as the 
input at the public hearing in determining whether the driveway should be directed to S. Midvale 
Boulevard, Caromar Drive or both, as recommended by the district alder. Staff believes that it 
may be appropriate for the Plan Commission and Common Council to consider additional traffic 
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calming measures to safely integrate the final driveway location into the surrounding context 
with the advice of the Traffic Engineering Division. 
 
Other Considerations: Residential Unit Mix and Inclusionary Zoning 
 
The Plan Commission may also wish to revisit the bedroom mix in the Phase II building. At the 
time the Sequoya Commons development was first approved in 2006, the Commission included 
a condition of approval that a “reasonable amount” of three-bedroom units be incorporated into 
the unit mix for the project. The Commission acknowledged that two-bedroom-plus-den units 
could be considered three-bedroom units to satisfy the requirement. The developer proposes 41 
two-bedroom/ two-bedroom-plus-den units in the Phase II building but has not provided 
floorplans differentiating which of the two-bedroom units have dens that could be used as three-
bedroom units and which could not. 
 
The Sequoya Commons development was approved with a requirement that the second phase of 
the development comply with inclusionary zoning requirements at the time the project was 
reviewed. However, since the project was first approved, the State Court of Appeals voided the 
rental component of the Inclusionary Zoning Ordinance. The City Attorney’s Office determined, 
though, that the inclusionary zoning requirements continue to apply to any projects with rental 
components approved between the February 2004 effective date of the ordinance and the Court 
of Appeals decision unless the project is rezoned or a general development plan amended. In this 
case, the developer is requesting a major alteration to the approved general development plan for 
this site in regard to the change in massing of the building and resolution of the outstanding issue 
of access to the Phase II building. It is staff’s belief therefore, that inclusionary zoning will not 
apply to the second phase of the development if the general development plan is amended as 
proposed. 
 
Urban Design Commission 
 
The Urban Design Commission reviewed the amended planned unit development and granted 
initial approval on June 18, 2008 (see attached report). In granting initial approval, the UDC 
forwarded the project to the Plan Commission to resolve the issues of access to the underground 
parking for the Phase II building with a condition that the project comes back for final approval 
once the driveway location had been approved. 
 
CONCLUSION 
 
The applicant is requesting approval of the final plans for the second phase of the Sequoya 
Commons Planned Unit Development, which will replace the former Midvale Plaza shopping 
center with a total of 145 multi-family dwelling units and approximately 39,000 square feet of 
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commercial space in two buildings. The Phase II building includes 100 of the residential units 
and two first floor commercial spaces totaling 10,650 square feet. Staff feels that the plans for 
the second phase generally conform to the plans for this building included with the 2006 general 
development plan for the overall project in regard to the overall site design, project density, and 
general scale and massing of the building. However, the developer proposes to revise the 
massing of the building along Caromar Drive by bringing a full three stories of mass to the 
eastern wall in place of the more stepped-back approach espoused in the 2006 plans for this 
building, which staff feels can be supported due to the additional setback being provided. The 
developer also desires to locate the driveway serving the underground parking for the project 
from Caromar Drive, which is a more residential street in comparison to S. Midvale Boulevard. 
The developer does not favor the Midvale option primarily due for safety reasons. In 
recommending approval of the second building, the Plan Commission will need to address the 
location of the driveway and may recommend reasonable conditions to ensure that the driveway 
can be safely integrated into the surrounding context. 
 
RECOMMENDATION  
 
The Planning Division recommends that the Plan Commission forward a substitute for Zoning 
Map Amendment 3367, rezoning 515 S. Midvale Boulevard from Planned Unit Development, 
Specific Implementation Plan (PUD-SIP) to Amended Planned Unit Development, General 
Development Plan/ Specific Implementation Plan (PUD-GDP-SIP), to the Common Council 
with a recommendation of approval, subject to input at the public hearing and the following 
conditions: 
 

1. Comments from reviewing agencies. 
 

2. That the project receive final approval from the Urban Design Commission prior to final 
approval and recording of the amended planned unit development. 

 
3. That the zoning text be revised per Planning Division approval as follows: 

a.) that the family definition for the Phase II apartments correspond to the R4 district; 
b.) that signage for the first floor commercial spaces in Phase II is limited to the 

maximum permitted in the C1 zoning district, that residential signage is limited to 
the maximum permitted in R4 the zoning district, and that all signage is subject to 
approval by the Urban Design Commission and Zoning Administrator; 

c.) that off-street parking and loading be “as shown on the approved plans.”   
 

4. That any increase in commercial square footage beyond the 10,650 square feet approved 
in the Phase II building be approved as a minor alteration to the approved specific 
implementation plan, up to 3,000 square feet net (13,650 square feet). Approval of any 
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minor alteration to increase commercial square footage shall coincide with a 
corresponding reduction of residential units in the project and shall not result in any 
increase in building area beyond the approved footprint.  

 
5. That the floorplans for the project be amended to clearly identify each dwelling unit type, 

including which of the two-bedroom units contain dens that could be occupied as three-
bedroom units. A minimum of 20 units shall be three-bedroom or two-bedroom plus den 
units. The final plans for all dwelling units shall be approved by staff. 

 
6. That final plans for the terracing and landscaping along the Caromar Drive elevation be 

approved by the Planning Division prior to final approval and recording of the specific 
implementation plan. 

 


