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Michael Best & Friedrich LLP
Aftorneys at Law

One South Pinckney Street
Suite 700

Madison, Wi 53703

P.O. Box 1806
Madison, Wi 53701-1806

Phone 608.257.3501
Fax 608.283.2275

September 14, 2011 William F. White
Direct 608.283.2246
Lauren Cnare Email wiwhite@michaelbest.com

5218 Kevins Way
Madison, WI 53714

RE: Redevelopment of 1001 University Avenue, St. Francis House Property
Dear Alder Cnare:

We represent LZ Ventures (“LZ"), the development partner to the Episcopal Diocese which is
seeking redevelopment of its site at 1001 University Avenue, currently housing the student
ministries of St. Francis House. This development has undergone extensive conversation,
meetings, and modifications. With great pride, LZ will be presenting the revised St. Francis
House Development at the Plan Commission meeting of September 19, 2011 and at the City of
Madison Common Council meeting the following evening, September 20, 2011. We would urge
approval of this redesigned project at that time.

To recall, this project was initially started by St. Francis House seeking a development partner
to assist it in bringing student housing to its site in order to provide funding to continue its
campus ministry. The initial joint venture proposal was approved by the Urban Design
Commission, but received a negative vote from the City of Madison Plan Commission on July
11, 2011. The initial plan called for a 12 story building which the neighboring property owner,
Luther Memorial Church (“LMC"), complained would create shadows on some of its stained
glass windows for about an hour on some mornings.

To that end, LZ went back to the drawing board and has come forward with a redesigned
building which, we believe, is both beautiful in its own right and compatible with surrounding
land uses. The existing St. Francis House would be relocated on site next to LMC. The new
building is 8 stories instead of 12 stories in height and is approximately 14% smaller in square
footage. It is about 52% the size of the 14-story Grand Central building which LMC also helped
to create through sale of land several years ago (copies of some elevations and comparisons
are appended to this letter as Exhibit A). This redesign was approved by the City’'s Urban
Design Commission on a 5 to 2 vote on September 7, 2011. While not “approving” this project,
the City Landmarks Commission nonetheless found very many new and favorable aspects to it
and was supported by the City’s Preservation Planner. We believe this redesign should be
approved for many reasons:

1. Compliance with City’s Comprehensive Master Plan. It is crystal clear as evidenced
by the City Staff Memorandum dated July 7, 2011, that this project is consistent with the
City’'s Comprehensive Master Plan to the extent that the project maintains institutional
uses and provides quality, energy-efficient housing for students on campus. It has been
a relatively long-standing position of the City that students should live on campus, thus
allowing traditional residential neighborhoods to redevelop and to generally upgrade the
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MICHAEL BEST

& FRIEDRICH LLP

September 14, 2011

Page 2

housing stock in those neighborhoods. In keeping with Madison’s new Sustainability
Plan, this proposal provides energy efficient infill housing on a major transit corridor that
will reduce the carbon footprint of the students in the building.

Tax Base Providing Economic Development. This property is currently tax-exempt.
Under the LZ/St. Francis House partnership, the housing component of the project will
become fully taxable while the relocated St. Francis House would remain tax exempt.
The project will generate an estimated property tax of about $275,000 per year and park
fees of approximately $170,000. No public financing is requested or required for this
project to succeed.

The reconfigured project is respectful of its neighbors. While one neighbor, LMC,
has loudly complained that it has a right to have virtually no impacts to its property, the
reconfigured St. Francis House development carefully balances the needs of all
neighbors as well as the need to sustain the St. Francis House Ministry. Extensive
shadow studies show that a minor infringement of early morning sunlight (during those
rare days in Madison when it is sunny) on mornings before 9:00. According to LMC's
remarks before the UDC, LMC has one service each week which begins before 9:00.
The stained glass windows for LMC were designed so that the direct sunlight is not
necessary to provide the contemplative illumination which is part of the worship
experience (see Exhibit E for photos of both sides of the sanctuary). In response to ‘
LLMC’s concerns about impacts to the exterior of its historic structure, Charles Quagliana
has opined that no impacts on the historic structure can be anticipated. In addition, an
independent engineering study from Facility Engineering, Inc. shows that there are no
measurable negative impacts upon the superstructure of LMC resulting from the
construction of this new building. (See letter from Facility Engineering, Inc., dated
September 6, 2011, Exhibit B). Finally, Madison enjoys only 24% of its days in sunlight.
The remainder of time is either cloudy or partly cloudy. (See NOAA Statistics, Exhibit C)
Consequently, the notion of overriding the City’s Comprehensive Master Plan in order to
prevent a very minor shadow infringement from other structures in an increasingly urban
setting is inappropriate. Most of the shadows already come either from existing
neighboring buildings or from the structure of LMC upon its own stained glass windows
(see Exhibit D). LMC'’s complaints are insubstantial.

There is adequate open space. LMC argues that the St. Francis House front lawn and
parking lot should be maintained for LMC's benefit as “open space”. As noted
repeatedly throughout this process, sumptuous open space lies across University
Avenue in the 1.5 acre Botanical Department Gardens. In addition, it is difficult to
understand how LMC should enjoy the open space inadvertently created by its
neighbors when, in fact, LMC has taken no steps to create or preserve open space on its
own property. The LZ/St. Francis House landscaping plan will create green space along
University Avenue which is in keeping with the current feel of the site.

1§
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MICHAEL BEST

& FRIEDRICH LLP

September 14, 2011
Page 3

5. Student activities will have minimal impacts. LMC has repeatedly asserted that
assumed activities from new student residents will cause unjustified negative impacts
upon its congregation. Initially we note that the LMC was built on the campus.
Consequently, the fact LMC complains about students on the campus seems an
anomaly. However, the lessons learned by Madison Property Management (“MPM")
from its experiences with Grand Central will be incorporated into the St. Francis House
development. For example, security cameras will be “on,” pre-leasing education '
classes, use of staff and security guards (if necessary) for enforcement, and prompt
authoritative actions taken in order to deter any unjustified behavior. MPM'’s
management of Grand Central has been so successful, that Madison Police have
requested training from MPM in Grand Central in order to establish best practices for all
other private student housing. We expect the same techniques to be carried over into
St. Francis House development. We also note that Grand Central was voted by
residents as the number one Best Private High Rise Apartment on campus. Our St.
Francis House development will be equally managed in an extraordinary fashion.
Beyond that, improvements to Conklin Place will create a much safer environment for
the entire neighborhood including residents of Porchlight, LMC’s daycare center and
LMC congregants traversing Conklin Place.

For the foregoing reasons, LZ requests that this project be approved by the Plan Commission
and the Common Council. This projectds supported by the City’s planning staff, by Alder Scott
Resnick, by the Urban Design Commission, by the Associated Students of Madison
Government Affairs Committee, with no objection from the City of Madison Preservation
Planner. This proposal will continue the marvelous work undertaken by St. Francis House to
provide an open, accessible, and welcoming community and ministry for students on the UW
Campus. LZ looks forward to answering any questions that you have prior to Monday and
Tuesday evening and urge that you contact me prior to that time at 695-4946.

Sincerely,

MICHAEL BEST & FRIEDRICH LLP

SHi)

William F. White

cc: Bishop Steven Miller Amy Scanlon
Alder Scott Resnick Alan Martin
Honorable Mayor Paul Soglin . Steven Cover
Steve Schooler, Porchlight Attorney Kevin Delorey ‘
Bradley J. Murphy Attorney Harvey Temkin for Luther Memorial Church
Timothy Parks LZ Ventures

St. Francis House Board of Directors

michaelbest.com
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EXHIBIT B

AR FACILITY
W ENGINEERING

Maintenance
Programiming

Architectural
Engineering

Consulting

Building Envelope:

Investigation
Assessment
Design
Support

Energy Conservation
by Design.

Since 1996

September 6, 2011 ELECTRONIC TRANSMITTAL ONLY

Urban Design Commission

Department of Planning and Development
City of Madison

215 Martin Luther King Jr. Blvd

Madison WI 53701

RE: 1001 University Avenue Development
St. Francis House Site

Dear Urban Design Commission Members:

My name is Dan Maki. T am Principal Engineer at Facility Engineering, Inc. We specialize in
all manner of modern and historical building envelope issues. My long resume’ and list of
historic project consulting can be found at www.faclityengineeringinc.com.

I have thoroughly reviewed correspondence, site conditions, and shadow analyses regarding
Luther Memorial Church and the proposed eight story development at the St. Francis House
site.

While constant shadow-cast may be associated with thermal- and moisture-borne maladies in
historic masonry construction, constant, or even moderate, shadow-cast is not the case here.
Shadowing modeling, to the extent it can be used to predict possible issues, is a useful tool. In
this case the small amount of time of predicted shadow-cast during early morning hours (on
only sunny days), suggests a gradual transition to equilibrium temperature between the stone
masonry and the ambient air: this is beneficial, as opposed to thermal shock associated with the
sudden change in temperature. In this vein I view its predicted temporary shadow-cast a
benefit.

In this regard, I perceive no negative effect on the Luther Memorial Church building envelope
from the construction of the proposed building. Degradation caused by adverse thermal and
moisture conditions such as that associated with shadow-cast requires decades if not centuries
to grossly manifest - a rate that standard maintenance regimen is ample.

Sincerely,
Facility Engineering, Inc.

LMk

Daniel L. Maki, P.E., M ASCE
Principal Engineer

DLM/pw

101 Dempsey Road e Madison, Wl 53714 e 608.240.9110 e fax 608.240.9112

www.facilityengineeringinc.com
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Revised Plans and Shadow Studies
Submitted by the Applicant Follow This Page
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