
 

 

 
 
January 18, 2017 
 
Via Email and Hand Delivery 
 
Plan Commission and Urban Design Commission 
City of Madison 
126 South Hamilton Street 
Madison, WI 53703 
 
Re:  Letter of Intent for Proposed Development 
 Conditional Use for Auto Repair Shop – 2802 East Johnson Street 
 
Dear Commission Members: 
 

On behalf of Mad Properties, LLC and Mad Mufflers, Inc. (d/b/a Car-X Tire & Auto) and 
owner Jeff Bernstein, I am pleased to submit the enclosed materials for Conditional Use approval 
for an Auto Repair Shop for the property located at 2802 East Johnson Street, located in Urban 
Design District #5.  The proposal includes a request to demolish the existing commercial building 
on the property and construct a two-story Car-X Tire & Auto business with approximately 4,100 
square feet of customer and garage space and approximately 9 parking spaces. 

Project Summary 

The Bernstein family operates two Car-X Tire & Auto locations in the City of Madison, at 
1032 East Washington Avenue and 5633 Odana Road.  The East Washington location was the first 
Car-X franchise location in the country, opened in 1972.  Due to the redevelopment of the 1000 
North Block of East Washington Avenue for the Stone House Development affordable housing 
project and other uses, the Bernstein family decided to relocate the business from the existing site 
to a new location within the East Washington corridor. 

The East Washington location employs between 5-6 full-time employees and 2-3 part-time 
employees.  The current employees have been with the business for an average of 12 years.  The 
business operates as a full-service auto repair shop, open six days per week.  The business currently 
services an average of 8.6 cars per day and generates approximately 2-3 cars per hour either 
entering or leaving the business. 

To accommodate the relocation of the existing East Washington location, the Bernstein 
family proposes to acquire the existing property at 2802 East Johnson Street (which has been 
vacant for the past five years), demolish the existing commercial building, and construct a new 
high-quality auto repair building with eight service bays and a customer lounge and reception area. 
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Existing Site Conditions 

The existing site is located at 2802 East Johnson Street in the City of Madison (PIN 0710-
0520-6208), constituting 0.33 acres (14,370 sq. ft.) near the intersection of East Johnson Street, 
East Washington Avenue, and North Lawn Avenue.  The property is currently owned by Gregg 
and Pat Schepp, subject to an offer to purchase by Mad Properties, LLC.   

The property is bounded by North Lawn Avenue to the west, East Johnson Street to the 
southwest, East Washington Avenue to the southeast, a private residence at 2812 East Johnson 
Street to the immediate east, and the building and parking lot for Ella’s Deli at 2902 East 
Washington Avenue to the east and north.  The applicant has met with and received support for 
the proposed plan from the owners of Ella’s Deli. 

The site is part of the CC-T Commercial Corridor-Transitional District. The site currently 
contains one structure with a total gross floor area of approximately 4,000 sq. ft., approximately 
10 outdoor paved parking spaces, and landscaped areas.   

Access to the site is provided by two access driveways on North Lawn Avenue, with access 
to East Johnson Street and East Washington Avenue through controlled intersections.  A Madison 
Metro bus stop for lines 4, 6 and 25 is located within walking distance of the property adjacent to 
East Washington Avenue. 

Project Layout 

The proposal would demolish the existing building and construct a new building with a 
total gross floor area of approximately 4,104 sq. ft. with two stories above grade with a total height 
of approximately 24 feet.  The existing parking and landscape areas would be reconfigured with 9 
automobile parking spaces and 4 bike parking spaces. 

The proposal would improve existing traffic flow to and around the site by removing the 
existing driveway at the southwest corner of the site near the intersection of North Lawn Avenue 
and East Johnson Street.  The site would continue to be served by the existing driveway at the 
northwest corner of the site.  Removing the southwest driveway is intended to improve traffic flow 
and pedestrian and cyclist safety near the intersection. 

The architectural design will use high-quality, durable materials featuring a primarily brick, 
traditional style.  The primary materials are brick, cast stone, glass, and aluminum. 

The proposal is consistent with the City of Madison Comprehensive Plan, which identifies 
the site for General Commercial use.  The proposal is also consistent with the Emerson East-Eken 
Park-Yahara Neighborhood Plan, which identifies this site for General Commercial use.  The 
neighborhood plan encourages improvements such as this to the Eken Park Neighborhood 
Gateway and East Johnson Street Commercial Corridor through the use of iconic design elements 
from the neighborhood to provide a more cohesive and identifiable appearance, and through 
pedestrian and cyclist safety improvements. 
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Project Objectives and Benefits 

Consistent with the purpose and standards for the Commercial Corridor-Transitional 
District, the Project will benefit the City of Madison in the following ways: 

 Improve the quality of landscaping, site design and urban design in the East Washington 
corridor by replacing a vacant, aging commercial building with a high-quality commercial 
building with a reputable, locally owned and operated business. 

 Maintaining the viability of existing residential uses adjacent to the corridor by providing 
additional full-time and part-time employment opportunities in the neighborhood. 

 Encouraging appropriate transitions between commercial and residential areas by 
constructing a lower-density commercial use with daytime hours of operation that are 
compatible with residential uses. 

 Facilitating redevelopment and revitalization of the East Washington corridor consistent 
with the Comprehensive Plan and the Emerson East-Eken Park-Yahara Neighborhood 
Plan. 

 Improving vehicular, bicycle and pedestrian access to and circulation around the site by 
eliminating one existing access driveway near an intersection and maintaining one existing 
access driveway further away from the intersection. 

Project Data 

Location:   2802 East Johnson Street 

Building Sq. Ft.:  4,100 sq. ft. 

Start Construction:  Approximately March 2017 

Complete Construction: Approximately July 2017 

Type of Building:  Commercial 

Land Area:   0.33 acres (14,370 sq. ft.) 

Vehicle Parking:  Approximately 9 vehicle parking spaces 

Bicycle Parking:  Approximately 4 bicycle spaces 

Site Access:   North Lawn Avenue 

Lot Coverage:   Approximately 12,100 sq. ft. (83%) 

Usable Open Space:  Approximately 2,400 sq. ft. (17%) 

Hours of Operation: Approximately 7:30 a.m.-6:00 p.m. Monday through Friday 
/ 8:00 a.m.-4:00 p.m. Saturday  
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Project Financial Information 

Value of Land:  The land is currently assessed at $138,900 and improvements at $285,200 
for a total assessed value of $424,100. 

Estimated Project Cost:  $604,000. 

Number of Construction & Full-time Equivalent Jobs:  5 construction jobs and 9 full-time 
equivalent jobs. 

Public Subsidy Requested:  None. 

Urban Design District #5 Standards 

The proposal complies with the requirements and guidelines of Urban Design District #5 
through the following design elements: 

1. Public Rights of Way.  Public rights-of-way will be landscaped with appropriate trees and 
shrubs to achieve visual continuity between the adjacent transportation corridor and 
residential transition area.  The proposal includes landscape elements compatible with the 
adjacent city-owned property serving as the gateway to the Eken Park Neighborhood. 

2. Off-Street Parking and Loading Areas.  The parking lot landscape plan has been developed 
in accordance with parking lot landscaping requirements.  Parking areas are located at the 
rear of the building and landscaped areas are used to buffer and screen parking areas from 
sidewalks and adjacent properties. Parking and loading areas have been integrated into the 
overall site development. 

3. Signs.  The proposal includes two building signs located on the façade of the building and 
integrated with the architecture of the building.  The signs identify the business, are 
appropriate for the type of activity and clientele served by the business, and are designed 
to be legible to the intended viewer.  No signs cover or impinge upon landscape features 
or significant structures. 

4. Building Design.  Exterior materials are primarily durable, low-maintenance materials that 
are harmonious with other commercial buildings in the area.  All building elevations have 
been carefully designed to maintain a high-quality appearance on all four sides of the 
building.  The building uses high-quality, durable garage entry doors that are compatible 
in appearance with other building elements. 

5. Lighting.  Exterior lighting is used only to illuminate building facades, pedestrian walks, 
and parking and service areas.  Lighting is adequate but not excessive.  Security lighting 
provides necessary levels of illumination without reflecting direct rays of light onto 
adjacent property. 

6. Landscaping.  Landscaping elements are used throughout the site to soften building 
corners, screen parking and service areas, improve visual flow between the property and 
adjacent properties, and complement the architecture of the building. 
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Project Team 

Owner:    
Mad Properties, LLC 
1032 East Washington Avenue 
Madison, WI 53703   
Contact: Jeff Bernstein 
608-271-2279 
jeff@carxauto.com  
 
Architect: 
Iconica 
901 Deming Way 
Madison, WI 53717 
Contact: John Seamon 
608-664-3535 
john.seamon@iconicacreates.com 
 
Building Engineer: 
Iconica 
901 Deming Way 
Madison, WI 53717 
Contact: Patrick Eagan 
608-664-3535 
patrick.eagan@iconicacreates.com 
 
Civil Engineer: 
Ayres Associates 
Katie MacDonald, PE 
608.441.3591 
MacDonaldK@AyresAssociates.com 
 
 
Landscape Architect: 
Paul Skidmore, ASLA 
13 Red Maple Trail 
Madison, WI 53717 
(608) 826 0032 
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We look forward to presenting these materials to you and seeking your approval of this 

proposal to revitalize and enhance this site. 

Sincerely, 
 

 
 
John Seamon 
Architectural Director 
Iconica 
 
cc:  (all via email) 
 Larry Palm, District 12 Alderperson 

Natalie Erdman, Director of Planning, Community and Economic Development 
 Heather Stouder, Planning Division Director 
 Jessica Vaughn, Planning Division 
 Al Martin, Planning Division 
 Matt Tucker, Zoning Administrator 


