DATE:

TO:
FROM

City of Madison
INTER-DEPARTMENTAL
Correspondence

February 22, 2008

Madison Plan Commission
: Michael Waidelich, Principal Planner

SUBJECT: Pumpkin Hollow Materials for February 25, 2008 Plan Commission Meeting

Consideration of the resolution adopting the Pumpkin Hollow Neighborhood Development Plan
as a supplement to the City of Madison Comprehensive Plan was referred to Monday night’s
Plan Commission meeting. The following attached materials are provided for consideration: .

1.

Recommended Revisions to the Draft Pumpkin Hollow Neighborhood Development Plan

This paper lists just the recommended map and text revisions only, without any staff
commentary or reference to comments that were submitted on the draft plan. The
recommended map revisions reflect the recommendations made by Planning Division
staff in the February 11, 2008 paper, as modified by Plan Commission recommendations
made at the February 11" meeting. The recommended text revisions are virtually
identical to the text revisions recommended in the February 11 staff paper, except for
very minor editorial tweaks. Text revisions proposed in the comments from other
agencies that were referenced in the February 11 paper are now included within the
present document. Several additional text revision recommendations have been added
based on recommendations from the February 11" Plan Commission meeting. Note that
descriptive text revisions required to reflect the recommended changes to the Land Use
and Street Plan and Transportation Plan-Pedestrian/Bicycle Facilities maps are not
included at this time. These will be included in the revised plan prior to publication.

Revised versions of Map 6, Map 7 and Map 9 are attached. These incorporate the
revisions to neighborhood street alignments, land use configurations, and pedestrian/
bicycle facilities that were recommended in the February 11 staff paper or at the
February 11" Plan Commission meeting..

A memorandum from the City Engineer regarding the conceptual grading plan prepared
for T. Wall Properties by Vierbicher Associates, Inc. The City Engineer’s analysis was
not completed at the time of the February 11" Plan Commission meeting.

Two maps illustrating the noise exposure from the Dane County Regional Airport in
relation to the Pumpkin Hollow neighborhood and several older residential areas within
the City. The projected reduced exposure in 2010 reflects estimated reductions in the
noise generated by newer aircraft. This information was requested by the Plan
Commission at the February 11" meeting.



RECOMMENDED REVISIONS
TO THE

DRAFT PUMPKIN HOLLOW NEIGHBORHOOD DEVELOPMENT PLAN

RECOMMENDED REVISIONS TO THE PLAN MAPS

Land Use and Street Plan (Map 5)

Roadway Alignments:

Anderson Road is shown as a neighborhood public street extending west from
Portage Road to the Interstate Highway generally on its current alignment, except for
a potential northward shift at the eastern end of the road, through the southeast corer
of Token Creek Park, to align with the future east-west connecting street between
Portage Road and Rattman Road.

Local streets illustrated in the portion of the neighborhood south of Token Creek Park
are realigned as required to interconnect with Anderson Road and to reflect
modifications to the north-south greenway. A modified street configuration is also
shown west of the greenway, but the street alignments illustrated could vary,
depending on the lot sizes and specific development pattem established within the
Potential Office/Employment Area.

The relocated entrance to Token Creek Park is recommended to be on Anderson
Road, about 400 feet east of the currently-closed former entrance, opposite the
northem end of the proposed north-south greenway. The shift eastward would not
need to occur until there is development south of Anderson.

Land Uses:

In the area south of Token Creek Park, the configuration of the Potential Office/
Employment Area is modified to reflect changes to the illustrated street pattern.

In the area south of Token Creek Park, the largest of the alternative Potential Office/
Employment Area configurations conceptually illustrated on the Alternative Land
Use Concepts map (Map 7) is now shown as the “base alternative” on the Land Use
and Street Plan (Map 6).

In the area south of Token Creek Park, a slightly different pattern is illustrated for the
four residential Housing Mix districts, still reflecting the recommendation to focus
higher-density types closest to the proposed Mixed Use Neighborhood Center.

Greenways and Environmental Corxidors:

« The proposed major north-south greenway between Hoepker Road and Token Creek

Park has been widened to a minimum width of 150 feet, and is wider where



stormwater detention/retention facilities are indicated. The shape of the greenway
and the locations for stormwater management facilities were also modified to allow
for a more-direct bicycle path connection between Hoepker Road and Token Creek
Park. Asnoted in the plan text, the exact alignments of greenways and locations of
stormwater management facilities may be slightly modified in detailed development
plans.

» The environmental corridor along the intermittent stream that crosses Portage Road
south of Hoepker Road has been widened to a minimum width of 150 feet.

« The environmental corridor along the intermittent stream that crosses Portage Road

© just south of its intersection with Rattman Road has been widened to a minimum
width of 200 feet through the conceptual conservation subdivision illustrated west of
Portage Road, and is wider at the western edge of the subdivision.

Note: Other maps that use the Land Use and Street Plan as a base (Maps 7, 8, 9 and 10)
will be modified as required to incorporate the revisions to that map.

Note: The plan narrative will be revised as required to accurately describe the revised
land use and street alignment recommendations. Acreage and dwelling unit estimates
will also be adjusted as needed to correspond with revisions to the mapped land uses.

Transportation Plan-Pedestrian/Bicycle Facilities (Map 9)

« Replace the off-street pedestrian-bicycle path shown along southern edge of the
Hoepker Road right-of-way with an alternative located about one block farther south
that combines street segments designated as “local through streets for bicyclists” with
off-street paths to create a low-traffic bike route between American Parkway and the
Interstate Highway. This route returns to the Hoepker Road right-of-way along the
eastern edge of the wetland south of Hoepker Road to connect with the bicycle path
within the north-south greenway to Token Creek Park, and to cross over the Interstate
at the Hoepker Road Bridge. The short Hoepker Road segments would be off-street
but within the right-of-way. The plan text will note that until a local street network
exists south of Hoepker Road, consideration might be given to locating additional
segments of the off-street path within the Hoepker Road right-of-way on a temporary
basis.

« An additional pedestrian-bicycle path is recommended along the western edge of the
wetland south of Hoepker Road and extending from Hoepker Road south to a
_ proposed underpass beneath the Interstate Highway to connect with the proposed
Starkweather Creek path toward MATC. This is probably a long-term alternative.
The plan text will note that at the time this underpass is constructed, a more-direct
connection across the wetland to the east-west path might be considered.

+ An‘additional pedestrian-bicycle connection is recommended between the southemn
end of Sommer Valley Circle and Token Creek Park. The plan narrative will note



that this potential path is intended primarily for the convenience of Sommer Valley
Circle residents and would only be established if they supported the concept. The
text will also note that issues related to ownership, access control and maintenance
responsibility would need to be addressed.

+ On-street bicycle lanes are recommended on Anderson Road between Portage Road
and the Interstate Highway, in lieu of the off-street bicycle path along Anderson Road
proposed in the draft plan. The on-street Janes would be a continuation of the lanes
recommended on the future east-west connecting street between Portage Road and
Rattman Road. Anderson Road does not cross over the Interstate and the proposed
bridge is for pedestrians and bicycles only.

« Ttis recommended that the easternmost north-south through street in the portion of
the neighborhood that will eventually become part of the City of Madison be
identified as a “Local Through Street for Bicyclists.” This route begins at Hoepker
Road and splits at the northern end to connect with both Portage and Rattman Roads.

« An additional off-street pedestrian-bicycle path segment is recommended through the
proposed area park north of the proposed school site.

» An additional pedestrian-bicycle path is recommended extending into The American
Center from Hoepker Road and the east-west path south of Hoepker. This path is
illustrated on the alignment of a former construction access road, but alternative
routes are possible. Currently, no public streets or driveways connect The American
Center to Hoepker Road.

« The recommended pedestrian-bicycle path within the proposed north-south greenway
between Hoepker Road and Token Creek Park has been realigned to be more direct,
and will cross Anderson Road and enter the park just west of the proposed relocated
park entrance to reduce potential conflicts with vehicular traffic using the park
entrance.

Text boxes have been added to Map 9 at the points where recommended off-street
pedestrian-bicycle paths extend beyond the planning area (indicated by an arrowhead at
the end of the illustrated path segment) to describe other existing or planned components
of the regional bicycle network to which the path will eventually connect. These
connections are also noted in the plan narrative.

Note: The plan narrative will be revised as required to accurately describe the revised street
alignment and pedestrian-bicycle facility recommendations.



RECOMMENDED REVISIONS TO THE PLAN NARRATIVE

Note: The recommended revisions to the plan narrative listed below do pot include the
narrative revisions that will be made to accurately describe the revised land use and street
alignment recommendations illustrated on the revised Land Use and Street Plan and
Transportation Plan maps. These revisions are essentially descriptive and are still being
drafted at this time. The recommended revisions listed below also do not include
corrections of typographical errors, editorial corrections (dropped words, case agreement),
and correction of obvious technical errors (writing “east” for “west”). The additional
narrative and text corrections will be included in the revised plan prior to publication.

BACKGROUND INFORMATION AND PLANNING CONTEXT
Existing Transportation Facilities

Transit Service

+ Replace the narrative in the Transit Service section with the following paragraph
(Page 13):

There is no transit service to the Pumpkin Hollow planning area at the present time.
Madison Metro’s Route 25, which travels between the Capitol Square and The
American Center, is the closest bus route. This route currently provides limited
reverse commute service to The American Center during weekdays, with two trips
outbound in the moming and two buses returning downtown in the afternoon peak.
There is also a Park-and-Ride lot in The American Center on Eastpark Boulevard.
The City of Sun Prairie operates a shared-ride Taxi Service for trips originating in
that jurisdiction.

Pedestrian and Bicycle Facilities

« Revise the second sentence in the Pedestrian and Bicycle Facilities section to read as
follows (Page 14):

Although Portage Road and Rattman Road are identified in the Regional
Transportation Plan 2030 as part of the recommended regional Bicycle Way System,
no marked bicycle lanes are provided on any of the neighborhood roadways at this
time. Portage Road is identified on the Dane County Bicycle Map as a recommended
route to the countryside beyond the urban area.

RECOMMENDATIONS
Traditional Neighberhood Development Design Principles

« Add the following new section heading and narrative after the “Strong Orientation to
the Street” section (Page 21}

w



Street Trees and Trees in Public Parks

Street trees are important elements in establishing the visual framework which
defines the space along public rights-of-way, and proper tree selection can help to
create a pleasing proportional relationship between height and street width. In many
older neighborhoods, the overhead canopy of mature street trees is recognized as one
of the most valued components of neighborhood character---although the trees are
often compromised by pruning done for utility clearance. In new neighborhoods,
utilities are required to be underground, and it is recommended that street trees in the
Pumpkin Hollow neighborhood be full-canopy trees to the extent compatible with
other community objectives. The selection of street trees needs to be coordinated
with the design width of street terraces and other street characteristics, and this should
occur as part of detailed subdivision planning.

It is also recommended that the mix of tree varieties planted in neighborhood and area
parks include large canopy trees as well as smaller varieties. Large trees can be
shown to full advantage in the more-open spaces of public parklands, and can help
create a dramatic setting for other park activities. ‘

Parks and Open Space Recommendations

Proposed Token Creek Conservation Area

Revise the last sentence in the third paragraph in the “Proposed Token Creek
Conservation Area” section to read as follows (Page 40):

Fortunately, the owners for the most part have been excellent stewards of the land;
but development pressures in this area will only increase, and more active steps will
need to be taken to ensure that this wonderful resource can be preserved for futare
generations.

Revise the second and third sentences in the next to last paragraph in the “Proposed
Token Creek Conservation Area” section to read as follows (Page 41):

It is not necessary (and may not always be desirable) to provide general public access
to all parts of the open space area, however. Where public access is provided, there
may be opportunities for limited, low-impact recreational activities such as fishing,
hiking, and perhaps biking.

New Section on Starkweather Creek

Add the following new section heading and narrative between the “Proposed Token
Creek Conservation Area” section and the “Token Creek Park” section (Page 42}
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Starkweather Creek

Starkweather Creek is a unique resource, representing one of the few streams located
almost entirely within the highly-developed Madison urban area. But since the time
of first settlement, multiple factors associated with development have significantly
altered the creek from its natural state. Over the years, degradation in both water
quality and baseflow has occurred as the result activities such as stream
rechannalization and dredging, draining and filling of supporting wetlands,
contamination from industrial uses on adjoining lands, general urban and agricultural
stormwater run-off, poor stream bank maintenance, and high-capacity well pumping.

There have always been concerned citizens interested in preserving and improving
Starkweather Creek, but several major studies conducted in the 1980°s and 1990°s
helped energize renewed efforts both to improve the water resource and enhance
creekside amenities, such as bicycle paths, walking trails and adjacent parklands. The
1983 Starkweather Creek Water Quality Plan provides an excellent summary of
background information specific to the creek and its history, and includes goals and
specific recommendations for stream improvement. Subsequent other studies and
plans also provided additional information and analysis particularly relevant to
Starkweather Creek and the Yahara-Monona watershed; and these were used during
the preparation of an update to the Starkweather Creek plan in 2005,

The Starkweather Creek Master Plan 2005 Update was initiated by City of Madison
alderpersons and citizen groups representing areas affected by the watershed. The
purpose of this project was to revise the earlier plan’s goals and proposed
improvements to reflect current regulatory changes, and to add new goals and
recommended improvements that would address environmental concerns and
recreational opportunities within the watershed. The 2005 update was prepared by
City Engineering and Parks Division staff, working with City and Dane County
elected officials, the Wisconsin Department of Natural Resources, the Dane County
Watershed Coordinator, Town government, the Friends of Starkweather Creek and
other neighborhood and citizen groups. Master Plan 2005 focuses on the area from
the mouth of the creek at Lake Monona upsteam along both branches to their junction
with Interstate 39-90-94. Reaches of the creek beyond the Interstate were to be
addressed as part of the neighborhood planning process and through application of the
mandatory stormwater management plans required by state law.

The Pumpkin Hollow neighborhood planning area comprises the northernmost
portion of the watershed of the west branch of Starkweather Creek, and visible stream
features are limited to a wetland area south of Hoepker Road and west of Portage
Road, which extends west to the Interstate Highway, and two intermittent streams.
One of the intermittent streams flows westward through a wooded gully from a hilly
area north of the American Center and under Portage Road to the Interstate. The
other intermittent stream begins in the area north of Hoepker Road and east of
Portage Road, and flows west under Portage and then south under Hoepker Road into
the wetland area. This stream is considered navi gable west of Portage Road, although



it is dry most of the time. Two sets of culverts direct these streams under the
Interstate Highway to a larger wetland, where Starkweather Creek surface water
becomes a permanent feature.

Because Starkweather Creek is not a permanent surface water feature within the
planning area, the recommendations in the Pumpkin Hollow Neighborhood
Development Plan focus primarily on protection and improvement of creek water
resources, rather than on development of creekside recreational amenities. However, a
segment of the recommended pedestrian-bicycle path south of Hoepker Road is
located adjacent to the wetland area, a short path is proposed across the navigable
stream north of Hoepker Road, and other proposed paths are located within the
planned open greenways designed as part of the stormwater management system.

Several approaches are recommended in the neighborhood plan to protect and
improve Starkweather Creek water resources.

Stream Improvements. Both of the designated intermittent streams are currently
heavily overgrown and shaded by large trees, and there is relatively little groundcover
to help stabilize their banks and prevent erosion. It is recommended that the southern
stream, and the navigable portion of the northern stream west of Portage Road, be
maintained in a relatively natural state; and that the banks of these streams be
stabilized through selective tree pruning to increase sunlight, installation of
appropriate native plants and grasses, and if indicated, limited use of natural boulders
or similar materials. These improvements should occur at the time the adjacent Jand
is developed or earlier.

Open Greenways. A major open stormwater greenway is recommended running
north-south between Hoepker Road and Token Creek Park, generally following the
current natural drainage course across agricultural fields. This greenway has a
recommended minimum width of 150 feet, and will be wider where detention ponds
are located. Another open greenway is recommended following the general
alignment of the non-navigable segment of the northern intermittent stream located
east of Portage Road and north of Hoepker Road. This greenway also may contain
detention facilities, and is proposed to extend east to the proposed neighborhood park
also illustrated on the Land Use and Street Plan (Map 6).

Detention Basins. Currently, dry detention basins are recommended to promote
infiltration and collect sediment before stormwater is released to wet basins,
wetlands, or streams. Preliminary locations for stormwater detention and retention
basins are shown on the Land Use and Street Plan, but the ultimate locations may be
different, as discussed in the Stormwater Management section of the plan.

Erosion Control during Development. City and State regulations on erosion control
have been greatly strengthened in recent years, and now include a system of best
management practices and specific staff assigned to review, approve and inspect
erosion control plans. It is recommended that special emphasis be placed on




inspection of construction sites adjacent to the intermittent streams and wetlands that
feed Starkweather Creek due to the more immediate impact that uncontrolled erosion
would have from those locations.

. As noted elsewhere in this plan, development in the Pumpkin Hollow neighborhood
will also need to comply with all special regulations related to shoreland development
adjacent to wetlands and waterways. These include development setback
requirements and maximum building coverage restrictions.

Current stormwater drainage in the Starkweather Creek watershed takes place
primarily via steep, heavily wooded gullies, open ravines and natural drainage
courses across plowed agricultural fields, and there is little that prevent sediment and
other contaminants from flowing toward the creek and its wetlands. The volume of
stormwater runoff is also uncontrolled and contributes to erosion further downstream
during heavy storm events. The recommended stream improvements, the stormwater
management facilities that will be constructed as the Pumpkin Hollow neighborhood
develops, and enforcement of City and State regulations that apply to new
development, should improve the quality of the water entering the creek compared to
its current condition.

Proposed City of Madison Parks

+ Revise the fourth sentence in the “Area Park” section of the “Proposed City of
Madison Parks” section to read as follows (Page 43):

Future detailed park development planning will be needed to determine the exact park
configuration and facilities, but conceptually, the Area Park might contain open
playfields that can be adapted for soccer, softball, ultimate Frisbee and similar sports;
tennis courts, basketball courts; a picnic shelter and a playground.

+ Revise the first sentence in the second paragraph of the “Neighborhood Parks™
section of the “Proposed City of Madison Parks” section to read as follows (Page 43):

Neighborhood parks provide facilities for active recreation, such as a playground,
basketball court, and open field space; but are also intended to provide amenity and
more passive enjoyment to the neighborhood through picnic areas, benches and
attractive landscaping that includes canopy trees, shrubs, and may include naturalized
areas at some locations.

Transportation Recommendations

Arterial and Collector Roadways

+ Add the following sentences at the end of the second paragraph in the “Hoepker Road”
section (Page 48):



Although it is recommended that direct driveway access to Hoepker Road be limited,
land uses adjacent to the roadway should maintain at Jeast a secondary orientation to
Hoepker Road, and not be walled off with high fences or present only the “back
sides” of buildings to the street. Alternatives to consider include designing .
developments that front on Hoepker but have driveway access via an alley at the rear,
and developments that effectively front on both Hoepker and on an interior street that
provides driveway access, but which have walkways and entryways to both streets.

New Section on Roundabouts

« Add the following new section to the Transportation Recommendations after the “Local
Streets” section (Page 52): '

Roundabouts

Roundabouts provide a cost-effective, safer alternative to other methods of traffic
control at many types of street intersection. Well-designed roundabouts can reduce
traffic speeds while also improving traffic flow and increasing safety for pedestrians
and bicyclists. Several roundabouts are conceptually illustrated on the plan maps at
selected intersections, but other intersections may also be good locations. It is
recommended that the alternative of a roundabout be considered at all intersections
where traffic signals are planned or may be planned in the future.

Future Transit Service

« Replace the narrative in the “Future Transit Service” section of the draft plan with the
following two paragraphs (Page 55):

Future Transit Service

Currently, no bus service is provided to the Pumpkin Hollow planning area, and only
limited peak-hour service is available to The American Center. Supplemental school
day service by Metro Transit vehicles will not occur, as these lands fall outside the
Madison Metropolitan School District boundaries. Because ridership potential will
remain relatively low until substantial additional development has occurred, bus
service to the Pumpkin Hollow neighborhood probably will not be financially feasible
for the foreseeable future.

Initial service to the neighborhood could either be an extension of the current route
serving The American Center or of new routes developed to serve the industrial -
employment district west of Interstate Highway 39-90-94. Service could also be
implemented under a reorganized regional transit authority or in another, similar
partnership with the City of Sun Prairie. The most likely routes would travel along
Hoepker or Portage Roads to serve the proposed Mixed-Use Neighborhood Center
and the neighborhood’s highest-density residential areas. There might also be a
potential for a neighborhood feeder route operating from the Park-and-Ride lot on



Eastpark Boulevard. 1t is recommended that improved transit service to the Pumpkin
Hollow area be implemented at the earliest feasible time to help attract transit-
oriented residents to the neighborhood and encourage transit usage from the
beginning as the neighborhood develops.

Other Public Services and Utilities Recommendations

- Sanitary Sewer Service

« Add the following new paragraph at the end of the Sanitary Sewer Service section
(Page 57):

All developing parcels can expect one or more charges from the Madison Sewer
Utility for the privilege of connecting to public sewer. This charge can be in the form
of an impact fee, direct or deferred assessment, or a simple connection charge.
Certain parcels could reside in multiple fee districts. These charges represent a
prorated share of the cost for the City to extend sewer to serve the respective parcel.
Additionally, all parcels will incur sewer area charges from the Madison Metropolitan
Sewerage District for both downstream facilities and treatment plant connection
charges. All costs are adjusted annually for interest or inflation.

Public Water Service (Page 57)

PROPOSED REVISIONS TO BE PROVIDED

Stormwater Management

Introduction.

+  Add the following additional narrative to the end of the introductory paragraph in the
Stormwater Management section (Page 58):

In no case will stormwater be allowed to flow directly from streets or developed areas
into Starkweather or Token Creek or their associated wetlands. All stormwater not
retained on site will be directed to planned drainage swales, retention and detention
facilities, or infiltration facilities designed to protect strearns and wetlands from
sediment or other pollutants and release water to these bodies at managed rates.

+ Add the following new paragraph after the introductory paragraph in the Stormwater
Management section (Page 58)

For existing conditions and post development conditions, stormwater management is

handled by the Madison Storm Water Utility. The Storm Water Utility has been in
existence since 2001, and imposes user fees to all City of Madison parcels from the
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time of their annexation to the City to provide this service at a level determined by the
Common Council to meet the expectations of the public.

Open Drainageways.

» Add the following additional sentences to the end of the first paragraph of the “Open
Drainageways” section of the Stormwater Management section (Page 58):

To the extent compatible with stormwater management objectives and other intended
uses of the corridor, more natural groundcovers are encouraged as an alternative to
mowed swales. Groupings of larger trees or shrubs are also encouraged at
appropriate locations along the corridor to provide additional aesthetic value and
potential wildlife habitat.

+ Add the following new paragraph at the end of the “Open Drainageways” section of
the Stormwater Management section (Page 58):

The open space corridors shown on the Land Use and Street Plan and other-plan maps
illustrate the recommended minimum width of the area along the corridor that should
be maintained in a relatively natural, undeveloped state. In some cases, the corridor
indicated on the maps may be wider than the corridor that will be acquired by the
public for stormwater management or other purposes-—typically as part of subdivision
approvals. Portions of the corridors illustrated on the map may remain located on
adjacent private property along the public greenways. Note also that lands adjacent to
wetlands and streams may be subject to special regulations that are applicable to an
area larger than the green corridors illustrated on the plan maps.

Stormwater Management in the Token Creek Watershed (Pages 58 and 59).

PROPOSED REVISIONS TO BE PROVIDED

Police Protective Services

« Revise the third sentence in the second paragraph of the Police Protective Services

section to eliminate the phrase “from time-to-time.” The revised sentence will read as
follows (Page 59):

The City of Madison continues to grow and expand, and additional police officers and
support personnel will be needed in order to maintain the staffing levels required to
serve a larger population and more spread-out community.

"Rev 2-22-08
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CITY OF MADISON

ENGINEERING DIVISION
210 Martin Luther King Jr. Bivd., Rm. 115
Madison, WI 53710  (608) 266-4751

FAX (608) 264-9275

TDD (608) 267-8677

DATE:
TO:
FROM:

SUBJECT:

February 13, 2008
Planning Commission Members
Larry D. Nelson, City Engineer

Grading plan for the CVH LLC property

Planning staff has asked the City Engineer to review some issues related to the CVH

LLC property within the Pumpkin Hollow neighborhood. The concern expressed by the

Developer is that the, neighborhood plan proposes a land-use plan (mixed use

residential) that does not respect the existing topographic features of the land. The’
developer has commissioned a civil engineering design firm to complete a grading plan

and associated earthwork calculations, for the property. This grading plan estimates

the amount of grading that will be required to complete the development as proposed in

the draft neighborhood plan. The developer has also proposed an alternate land-use

plan.

My staff reviewed the work created for the developer and would like to provide some
comments on that work, the proposed neighborhood land-use plan, and some
development issues in general.

Q. Is the proposed street grid and land-use pattern in the draft neighborhood
development plan consistent with the land development standards of the City
of Madison?

R. The proposed street grid provides access throughout the neighborhood and
promotes interconnectivity, and is consistent with recent neighborhood plans.

. Will this grid require too much grading?

For at least the past 20+ years, virtually all developments (residential or
commercial) in the City of Madison have required complete regrading of the
site. The proposed street grid and development pattern is consistent and
comparable to past Madison neighborhoods, and does not appear to create
any specific problems in this regard.

0O

Q. Does the grading plan and associated earthwork calculations for the property
provided by the developer seem appropriate?

R. Yes. It would be one possible way to grade the property for the layout

illustrated in the draft neighborhood plan, but adjustments would also be
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possible. The amount of proposed grading would not be unacceptable.

Q. The argument has been made that the land-use change proposed by the
developer will reduce the amount of grading needed.

R. Thismay be true but it is more likely true that it will change who completes
the grading. The developer proposes to replace the street grid with one N-S
Street and one small loop street. Simply, as a result of the change in grid
pattern the grading required. for the streets would be reduced (in main
because there are fewer streets).

However, the total amount of grading when all deveiopment is considered will
~ probably not be significantly reduced. It will be shifted from the land
developer to the site developer.

This is a result of how different types of developments occur. In residential
development the majority of the grading is completed by the land developer
and limited grading is completed with the construction of the homes. This is
a necessity with residential development, as large amounts of grading cannot
be completed with the construction of individual single family or town house
developments.

in the case of big box developments however, it is possible to delay the
specific site grading necessary to level the site to the time of development
where it can be completed by the site developer as opposed to the land
developer.

This aliows the grading costs to be shifted from the plat developer to the site
developer, and because the site developer may have to move the material
off-site rather than moving it around on-site i is possible total costs will
actually go up.

In summary, the proposed neighborhood development plan is consistent with past
plans and does not appear to be any more or less onerous with regard to the amount of
grading required.

Larry "D. Nelson, P.E.
%ﬂ&_\(}ﬁy Engineer
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