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SUBJECT:  “1000 Oaks” Subdivision Inclusionary Dwelling Unit Plan

On June 3, 2008, the Common Council approved a request to rezone two parcels containing a total of
124.7 acres of land located at the northwest corner of Valley View and South Point roads from Temp. A
to R2T, R2Y, R2Z, RS, C and PUD-GDP, and approved a preliminary plat for the 1000 Oaks residential
subdivision. A final plat creating the 3 R5-zoned multi-family lots was also approved.

The overall development includes 274 single-family lots, 9 two-family lots and ! townhouse lot on the
southern 99 acres of the site controlled by Veridian Homes, with the remaining land along the northern
edge of the subdivision owned by Pellett Development, LLC, who will retain 3 lots for future multi-
family development. The zoning map amendments and preliminary and final plats were approved with a
condition that the Plan Commission and Common Council approve a final inclusionary dwelling unit
plan and gap analysis for the 1000 Oaks subdivision, and that all conditions related thereto be satisfied
per Community Development Block Grant Office and Planning Division approval prior to final approval
for recording of the first final plat.

Veridian has submitted the data required for the gap analysis for its portion of the development to the
Community Development Block Grant Office, which has asked Planning Division staff to clarify the
densities of the subdivision and the process for determining whether the subdivision is receiving a
density bonus revenue offset. The 3 lots owned by Pellett are not part of this analysis since they are
under separate ownership. It is recommended that Land Use Restriction Agreement shall be approved by
the CDBG and City Attorney’s Office and recorded covering these multi-family lots in the event that
they develop as owner-occupied housing.

The approved 1000 Oaks Subdivision Plat is located within the boundaries of the Pioneer Neighborhood
Development Plan. That plan recommends that most of the site be developed with low-density
residential uses up to eight units per acre, with the exception of the area north of extended Watts Road,
which is identified for medium-density residential development at 16-25 units per acre, and a smaller
area between watts Road and an east-west drainage corridor recommended at 8-15 units per acre. For
lands where the existing zoning is Agriculture District, the Inclusionary Zoning Ordinance states that the
base density for calculating a density bonus shall be the midpoint of the density ranges shown in the
adopted neighborhood development plan, with the exception of the low-density range. As part of the
July 2006 amendments to the Inclusionary Zoning Ordinance, the base density for the low density range
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was set at 75% of the density range i the adopted neighborhood development plan, or 6 units per acre,
compared to 4 units per acre under the original ordinance. In the case of the 1000 Oaks Subdivision plat,
the lands were conditionally rezoned in December 2005 from Temporary Agriculture to various
residential districts subject to the conditions which were applied to the zoning and subdivision plat. In
consultation with the City Attorney’s Office the Planning Division determined that because the
conditions of approval on the zoning and final plat were not met within 24 months as required by the
City’s Subdivision Regulations for recording of a plat, the zoning and subdivision entitlement previously
granted are null and void requiring the new zoning and subdivision approvals that were granted as part
of the June 3, 2008 Common Council approval. Staff will utilize the process in the Inclusionary Zoning
Ordinance for determining the density bonus based on the original Temporary Agricultural Zoning of
the property when it was annexed. Attached to this memorandum is the full Planning Division report
from May 28, 2008 on the Zoning Map Amendment and Subdivision Plat. ‘ '

The Inclusionary Zoning Ordinance is clear in establishing the per acre net density to use for each
density range when calculating the base density. For purposes of determining whether or not a project is
receiving a density bonus, Planning staff typically reviews the layout of the proposed subdivision in
comparison to the pattern of land uses, densities and layout for the subject parcel contained in the
approved neighborhood development plan. It is common for the final layout of a subdivision plat to
deviate somewhat from the more generalized development concept included in a neighborhood
development plan. During detailed planning and engineering for a site in preparation for a formal
development proposal, the actual land uses proposed, the alignment of streets, the size and configuration
of lots and the need to provide adequate stormwater management facilities are finalized. This may result
in deviation from the adopted neighborhood plan. Relating those differences from the adopted
neighborhood development plan are often part of the consideration when weighing approval of the
development by the Plan Commission and Common Council. This often results in less net developable
acreage and also results in different net acreages within specific residential density ranges.

In calculating the base density for the original 1000 Oaks Preliminary Plat and Final Plat, which was
approved in 2005 and 2006, staff used the land areas (acreage) for each density range recommended in
the Pioneer Neighborhood Development Plan within the area comprising the subdivision multiplied by

. the range midpoints to determine the base density which is the method originally used. If staff used this

same method to determine the base density for the resubmitted plat approved in June 2008, the base
density would be set at 377 units (73 units on 6.31 acres of low-medium density development, and 304
units on 50.75 acres of low-density development). This compares to 304 total units proposed on the
- Veridian portion of the 1000 Oaks Plat (29 units on 3.11 acres of low-medium density development and
~ 275 units on 39.36 acres of low-density development including 18 duplex units and 12 townhouse units.
Utilizing the methodology used in 2006 would result in the proposed plat receiving no density bonus.

More recently however, and in particular since the adoption of the July 2006 amendments to the
ordinance and the gap analysis approach has been in place, staff has utilized the net-developable acreage
in the proposed plats and the midpoints of the density ranges in the Plans as a basis to establish the base
density. In the case of the 1000 Oaks Plat, for example, if the smaller amount of net acreage in the
subdivision proposed by Veridian (42.47 net developable acres versus 57.06 acres in the plan) is used to
establish the base density, the base density would be lower the overall project would receive a density
bonus of approximately 32 units based on 6.99 units per acre in the low density area and 9.32 units per
acre in the low-medium density area. Calculated this way the project would have a total base density of
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272 units, which consists of 36 low-medium density units on 3.11 acres and 236 low-density units on
39.36 acres.

Very few peripheral subdivision plats were subjected to the waiver process under the original ordinance.
1000 Oaks may have been the only one. Under the new ordinance, however, a gap analysis is prepared
for each project and at least five subdivision plats have requested waivers. Staff believe that the
utilization of the net acreage in the proposed plats versus the plan acreage has some merit since the base
densities will be based on the amount of residential development actually being proposed versus
utilizing the Neighborhood Development Plan acreage, which typically does not take into consideration
the individual needs and design of new developments, including the total amount of lands needed for
stormwater management, open space, and other purposes. In the case of the 1000 Qaks Plat, the net
~ density in the low density portion of the development of 6.99 units per acre versus 6.0 units per acre
which is the base density in the Plan which results in the density bonus. ‘

Veridian has requested that the Plan acreage be used to establish the density base rather than the plat
acreage. In consultation with the City Attorney’s Office, staff believes that the use of the Plat acreage is
in keeping with the ordinance as it is written, but acknowledges the different perspective. Staff therefore
requests the Plan Commission to provide direction on which method should be used going forward and
possible changes to the ordinance if the Plan Commission is interested in changing the method currently
being used or in clarifying the ordinance. The resulting base densities can vary depending on the method
used. In cases where the proposed plat very closely corresponds to the adopted plan, the results may not
be very significant. However, in the case of the 1000 Oaks plat, the alternative methodologies are the
difference between the project receiving a density bonus or not. Attached is a series of tables that show
the results of different ways of calculating the base density.

c: Mayor David J. Cieslewicz
Mark A. Olinger, Director, Départment of Planning & Community & Economic Development
Barb Constans, Community Development Block Grant Office
Bill Clingan, Director, Community Development Division
Mario Mendoza, Mayor’s Office
Michael Waidelich, Principal Planner
Tim Parks, Planner
Katherine Noonan, Assistant City Attorney
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Proposed 1000 Oaks Plat Densities

. Plat Density Unit
Land Use Acreage Units/AC Count
Low-Medium 3.11 9.32 29
Low 39.36 6.99 275
Total 304

Base Density Using the Neighborhood Plan Acreage

Plan Density . Unit
Land Use Acreage Units/AC Count
Low-Medium , 631 | 11.5 73
Low 50.75 6.0 304
Total : 377

Base Deﬁsity Using the Plat Acreage

Plat Density ' Unit
Land Use Acreage Units/AC Count
Low-Medium 3.11 11.5 36
Low 39.36 6.0 236
Total 272

Base Density Using 2005 Zoning Categories®

Plat Density Unit
Zoning Ac_reage Units/AC Count
R2T 30.51 8.72 _ 266
R2Y 4.78 10.89* 52
R2Z 4.91 10.89* 53
PUD 2.27 13.2 30

Total 401

* Source:  Veridian, R2Y & R2Z use densities associated with R2S as they are not listed in the
Ordinance.
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PLANNING DIVISION REPORT
DEPARTMENT OF PLANNING AND COMMUNITY
AND ECONOMIC DEVELOPMENT
Of May 28, 2008

1. Requested Actions: Approval of a request to rezone approximately 124.7 acres located at
the northwest corner of Valley View and South Point roads from Temp. A (Agriculture .
District) to R2T, R2Y, R2Z (Single-Family Residence Districts), RS (General Residence
District), C (Conservancy District) and Planned Unit Development, General Development
Plan (PUD-GDP); approval of a preliminary plat proposing 274 single-family lots, 9 two-

~ family lots, 1 lot for townhouse development, 3 lots for future multi-family development
and various outlots for public and private open space and stormwater management, and;
approval of a final plat creating the 3 lots for future multi-family development and 1 outlot
for stormwater management.

2. Applicable Regulations: Section 28.12 (9) provides the process for zoning map amendments;
Section 28.07 (6) of the Zoning Ordinance provides the requirements and {ramework for
Planned Unit Developments. Section 28.04 (22) provides the guidelines and regulations for
the approval of demolition permits. The subdivision process is outlined in Section 16.23
(5)(b) of the Subdivision Regulations.

3. Report Prepared By: Timothy M. Parks, Planner.
GENERAL INFORMATION

1. Applicants & Property Owners: Don Esposito, 1000 Oaks Land, LLC/ Veridian Homes;
6801 South Towne Drive; Madison and Pellett Development, LLC; 702 South Point Road;
Madison.

Agents: Brian Munson & Chris Landerud, Vandewalle & Associates; 120 E. Lakeside
Street; Madison.

Surveyor: Wayne Barsness, D’Onofrio Kottke & Associates; 7530 Westward Way;
Madison.

2. Development Schedule: The applicants are seeking re-approval of a project first approved
in December 2005. A timeline for when implementation of the subdivision would occur has
not been determined. Implementation of the 1000 Oaks neighborhood 1s expected to occur
in approximately 9 phases over 8-12 years.
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Location: Approximately 124.7 acres located at the northwest corner of Valley View and
South Point roads, Aldermanic District 9; Madison Metropolitan School District.

Existing Conditions: The subject site is largely undeveloped with the exception of a
single-family residence located near the center of the property, which is zoned Temp. A
(Agriculture District).

Proposed Land Use: 274 single-family lots, zoned R2T, R2Y & R2Z (Single-Family
Residence Districts), 9 two-family lots and 1 lot for townhouse development, zoned PUD-
GDP, 3 lots for future multi-family development in R5 (General Residence District) zoning
and various outlots for public and private open space and stormwater management, 18 of
which will be zoned C (Conservancy District).

Sﬁrrounding Land Use and Zoning:
North: City of Madison public works facility, zoned SM (Specific Manufacturing District);

South: Undeveloped lands and US Forest Products Lab lands in the Town of Middleton;

W&E: Undeveloped lands in the Town of Middleton.

Adopted Land Use Plan: The Pioneer Neighborhoad Development Plan identifies most

of the subject site for low-density residential uses, with the exception of areas of low- to
medium-density and medium-density residential development located along the northern
third of the site. The plan also identifies two areas through the center of the site for park,
drainage and open space uses.

Environmental Corridor Status: The majority of the subject site is not located within a
mapped environmental corridor with the exception of a drainage corridor, which generally
extends through the center of the property. An area of woodlands are also identified on the
corridor map.

Public Utilities & Services: The proposed development will eventually be served by a full
range of urban services.
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STANDARDS FOR REVIEW.

This application is subject to the standards for planned unit developments, zoning map
amendments, preliminary plats-and final plats.

PREVIQUS APPROVALS

On December 13, 2005, the Common Council conditionally approved a request to rezone the
subject 124.7 acres from Temp. A (Agriculture District) to R2T, R2Y, R2Z (Single-Family
Residence Districts), R5 (General Residence District), C (Conservancy District) and Planned
Unit Development, General Development Plan (PUD-GDP) and approved a preliminary plat with
274 single-family lots, 9 two-family lots, 1 lot for townhouse development, 3 lots for future

~ multi-family development and various outlots for public and private open space and stormwater
management,

A final plat of the same was approved by the Common Council on June 6, 2006 but has not been
recorded to date. ‘

Prior to the approval of the final plat, a Certified Survey Map was approved that divided the
124.7-acre parcel into two lots. The land division was necessary to satisfy a contractual
obligation regarding the sale of approximately 99 acres of the site from the Pellett family to
Veridian and was conditioned by the City on no development approvals or building permits being
issued for the two lots until the conditions of approval of the 1000 Oaks subdivision had been
satisfied.

PLAT REVIEW

The applicants, 1000 Oaks Land/ Veridian Homes and Pellett Development, LLC, are seeking re-
approval of zoning and preliminary plat approvals granted in December 2005 for their 124.7-acre
combined ownership. The 1000 Oaks subdivision calls for 274 single-family lots in R2T, R2Y &
R27 (Single-Family Residence Districts) zoning, 9 two-family lots and 1 lot for townhouse
development in PUD-GDP zoning and 3 lots for future multi-family development in RS (General

Residence District) zoning to be developed on the overall property. The subdivision also includes
23 outlots for public and private open space, landscaping and stormwater management.

In consultation with the City Attorney’s Office, Planning Division staff has determined that the
December 2005 approval of the rezoning of the site from Temp. A to the various residential and
conservancy districts noted above and the preliminary plat were not consununated by satisfaction
of the conditions of approval and the recording of a final plat within 24 months as required in the
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City’s Subdivision Regulations and in Wisconsin Statutes Chapter 236. As a result, the zoning
and subdivision entitlements previously granted are null and void, requiring that new zoning and
subdivision approvals be granted to the project. Although the 24-month requirement only applies
to the subdivision, the zoning of the property was approved subject to approval of the plat and its
conditions. Staff also believes that the zoning approval is nullified because the property would
not have been zoned in the fashion it was without the subdivision plat to call for the particular lot
design provisions provided in those zoning districts.

The preliminary plat submitted for approval with the current applications is largely unchanged
from the preliminary plat approved in 2005. The 124.7-acre site is generally characterized by a
rolling terrain that includes two drainage corridors that cross the northem third of the site and by
a significant wooded slope that extends from west to east across the center of the property. The
northern 18 acres of the site will be subdivided into three lots for future multi-family residential
development in the RS zoning district. South of these three lots and an outlot for stormwater
management that follows one of the drainage corridors, Watts Road will be extended across the
site as called for in the Pioneer Neighborhood Development Plan to serve as a minor east-west
collector street through the plan area. South of Watts Road and north of the wooded hill at the
center of the site, the subdivision will predominantly be developed with a combination of alley-
Joaded single-family homes in the R2Y and R2Z zoning districts and conventional front-loaded
single-family homes in the R2T zoning district. Two duplex lots and one multi-family lot for up
to 12 townhouse units will also be located in this portion of the subdivision along the South Point
Road frontage. A 0.8-acre lot for the existing residence, which abuts the wooded slope, will also
be platted in this portion of the development.

South of the wooded area, which will be preserved and dedicated to the City for public parkland,
the preliminary plat predominantly calls for additional R2T-zoned single-family lots, including a
number of larger lots located near the southern edge of the wooded area. Seven duplex lots to be
zoned PUD-GDP will be interspersed within this R2T single-family lots area.

In addition to the outlot to be dedicated to the City for parkland through the center of the project,
three outlots will also be dedicated to the City for stormwater management along the westemn side
of the development. A series of outlots will also be dedicated along and north of extended Watts
Road that will encompass the drainage corridors that cross the site. The preliminary plat also
proposes three private outlots to be maintained as open space buffers in the rear yards of the lots
that will back onto South Point Road and Valley View Road.

The deviations from the previous preliminary plat for 1000 Oaks and the proposed preliminary
plat include the elimination of a street connection from the project to the undeveloped property to
the west and a change in implementation phasing. Regarding the street connection, the 2005
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preliminary plat showed a total of four streets extending from the subject development to serve
future residential development to the west. The current proposed plat eliminates the second most
northerly of the four connections, which was depicted as a residential street with no lots fronting
it in the middle of an otherwise long single-family residential block. In terms of the
implementation of the subdivision, the applicants propose to reduce the overall number of phases
from 12, including the multi-family components along the northern edge of the development, t0 9
phases excluding the northernmost multi-family parcels and specific to the mostly single-family
components elsewhere on the subject site. The new phasing plan continues to call for
development to occur first along South Point Road, though implementation will begin south of
the central greenspace instead of to the north as previously envisioned.

Inclusi 7oni

Another more significant deviation from the prior approved preliminary plat regards the project’s
conformance to the Inclusionary Zoning provisions of the Zoning Ordinance. The applicants have
submitted a new Inclusionary Dwelling Unit Plan (JDUP) that calls for the subdivision to comply
with the most current provisions of the ordinance as well as to become exempt from providing

affordable rental units following the August 2006 State Court of Appeals decision voiding the
rental component of the Inclusionary Zoning Ordinance.

The IDUP submitted with the current preliminary plat calls for 46 (15.1%) of the 304 total units
included in the 1000 Oaks development (not including future multi-family development on the
R5-zoned parcels north of extended Watts Road) to be affordable under the provisions of the
Inclusionary Zoning ordinance.

The applicants have provided two inclusionary dwelling unit dispersion scenarios with the new
preliminary plat application. Under the first scenario, identified as “Standard Distribution” the 46
affordable units will include 41 single-family units, 3 townhouse units and 2 two-family units.
Under this scenario, affordable units are generally distributed throughout the development, with
multiple units to be provided in each phase. '

The second dispersion scenario, referred to as the “Shift Distribution,” calls for the applicants to
avail themselves of a revenue offset provision created with the July 2006 amendments to the
Inclusionary Zoning ordinance, which allows for up to 75% of the required single-family
inclusionary dwelling units to be provided in two-family or multi-family dwellings with no more
than eight units. These units are required to be dispersed among or immediately adjacent to
single-family dwelling units. Of the 46 affordable units proposed under this scenario, 26 will be
single-family units, 18 will be two-family units and 2 will be townhouse units. All 9 of the PUD-
zoned duplexes in this scenario are reserved for dual inclusionary dwelling units, with 7 of those
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9 duplexes located in the southern portion of the plat. As required by the Zoning Ordinance, the 9
duplexes are generally interspersed or adjacent to single-family dwelling units within the project.

Under both scenarios, 30 of the units will be provided at 80% of Area Median Income (AMI),
with the remaining 16 to be provided at 70% AMI. Similarly, 30 of the affordable units will
contain four bedrooms, with the other 16 containing three bedrooms.

In addition to the request to shift units into two-family units in this case, the applicants are also
seeking a park development fee reduction. The Parks Division indicates in its attached report that
pottions of the 1000 Oaks subdivision may be eligible for a park development fee reduction.

The area north of extended Watts Road was excluded from the IDUP submitted with the current
preliminary plat application. The applicants indicate that up to 390 multi-family units may be
developed in the future on the three lots to be zoned RS, which total approximately 17 acres of
land.

The applicants have not requested a density bonus for their project. The Pioneer Neighborhood
Development Plan recommends that most of the site be developed with low-density residential
uses up to 8 units an acre with the exception of the area north of extended Watts Road, which is
identified for medium-density residential development at 16-25 units an acre and an area between
Watts Road and the east-west drainage corridor, which is recommended for development at 8-15
units an acre. The Zoning Ordinance requires that a density bonus be determined for low- to
medium-density and medium-density developments based on the midpoint of the density range
recommended in the neighborhood plan. The density bonus for areas in neighborhood
development plans for low-density residential development is determined at 75% of the density
in the range, or 6 units an acre in the case of the Pioneer NDP.

Staff has determined that the area occupied by Lots 51-76 and Lots 117-119 is roughly the area
recommended for low- to medium-density development. These 29 units occupy approximately
3.11 acres of land for a density of 9.33 units an acre, which is below the 12.5-unit an acre
midpoint and therefore not receiving a bonus. The density of the 275-unit portion of the project
south of Watts Road (including all 18 duplex units and 12 townhouse units) and lest the
aforementioned 29 units is approximately 7 units an acre based on 39.36 net acres. This equals a
density bonus of 1 unit an acre above the 6-unit an acte bonus threshold. Finally, the maximum
density of the 390 units on the three R5-zoned lots north of Watts Road will be 22.94 unifs an
acre. The maximum density proposed is 2.44 per acre units greater than the midpoint of the
density range (20.5 units an acre} recommended in the Pioneer NDP for this portion of the
subdivision. Therefore, the development will be receiving a density bonus of 39 units for the area
south of Watts Road and 41 units for the area to the north. However, the density of the 1000
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Oaks subdivision is unchanged from the subdivision approvals previously granted the subject
124.7 acres.

To date, the applicants have not provided the data required by the Community Development
Block Grant Office to review the revenue offsets requested. As a result, approval of the
Inclusionary Dwelling Unit Plan may not be granted at this time. Instead, approval of the IDUP
will become a condition of approval to be met prior to the final approval and recording of the
first final plat of the 1000 Oaks subdivision.

The applicants do not indicate whether any of these 390 potential multi-family units will be
developed as owner-occupied units. As a result, the Planning Division recommends that a Land
Use Restriction Agreement be recorded with the three RS multi-family lots that will require that
any future owner-occupied housing on those lots comply with Inclusionary Zoning at the time of
development. Because the zoning and subdivision are being approved as new following the Court
of Appeals decision regarding rental inclusionary dwelling units, future development of rental
units on these three lots will be exempt.

EVALUATION & CONCLUSION

The Planning Division previously found that the proposed zoning, development layout and mix
of residential uses in the 1000 Oaks subdivision to be appropriate and in conformance with the
recommendations for the subject 124.7 acres in the Pioneer Neighborhood Development Plan
when the project was approved in 2005. Planning Division staff continues to believe that the
proposed subdivision is appropriate and recommends that the Plan Commission and Common
Council approve the applicants’ zoning map amendment, preliminary plat and four-parce! final
plat subject to the conditions contained in the following section. '

The proposed zoning map amendment and preliminary plat were referred to the Longh Range
Transportation Planning Commission for review at the request of Ald. Robbie Webber (5" Dist.).
The LRTPC reviewed the development on May 15, 2008 and recommended that a condition of
approval be added to the rezoning and preliminary plat approval that requires that an all-weather,
north-south bicycle/ pedestrian path connection be constructed, at some location between the
center and the east side of the park. The LRTPC further recommended that all red dashed lines
located on the 1000 Oaks Neighborhood Master Plan map be considered as all-weather bicycle/
pedestrian paths, unless deemed inappropriate by a City Staff team consisting of City
Engineering, Parks Division and Traffic Engineering staff (see attached minufes).

The Urban Design Commission reviewed the general development plan on November 2, 2005
and recommended final approval as part of the original applications. Staff did not believe that it
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was necessary to send essentially the same planned unit development application back to the
UDC for re-approval with the current applications.

'RECOMMENDATIONS

The Planning Division recommends that the Plan Commission forward:

Zoning Map Amendment ID 3356-3361, rezoning 702 South Point Road from Temp. A
{Agriculture District) to R2T, R2Y, R2Z (Single-Family Residence Districts), R5
(General Residence District), C (Conservancy District) and Planned Unit Development,
General Development Plan (PUD-GDP), and;

Approval of a preliminary plat proposing 274 single-family lots, 9 two-family lots, 1 lot
for townhouse development, 3 lots for future multi-family development and various
outlots for public and private open space and stormwater management, and;

Approval of a final plat creating the 3 lots for future multi-family development and 1
outlot for stormwater management;

to the Common Council with recommendations of approval, all subject to input at the public
hearing and the following conditions:

1.

Comments from reviewing agencies.

2. The final plat shall include a landscape screening buffer area along the northerly property

line adjacent to the Silicon Prairie plat. Details of the landscaping will be required when
specific development/building proposals are submitted for review.

. That the plat be revised to provide a public pedestrian-bicycle path from the future City

parkland to the northern edge of the plat through Outlots 1 and 14, as called for in the
Pi Neishhorhood Devel Plan.

A note shall be provided on the final plat and a Land Use Restriction Agreement recorded
indicating that an Inclusionary Dwelling Unit Plan will be required for any owner-
occupied development of the R5-zoned parcels at the time that development plans are
submitted for these three lots. The Land Use Restriction Agreement will be executed for
recording prior to the recording of the final piat.
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5.

10.

That the applicant submit to the Planning Division two copies of the private subdivision
covenants, conditions and restrictions that govern the organizational structure, use,
maintenance and continued protection of the development and any common services,
open areas or other facilities to serve the proposed subdivision. Planning staff and the
City Attorney’s Office shall approve these documents prior to approval of any final plat
containing such private commeon elements.

All final plats that include lands dedicated to the public for stormwater management
and/or sanitary sewer purposes shall also have an added designation for “local paths,
trails, and crossings.”

Sidewalks shall be provided on both sides of all public streets within the 1000 Oaks
development unless otherwise approved by the Plan Commission.

That the Plan Commission approve a final inclusionary dwelling unit plan and gap
analysis for the 1000 Oaks subdivision and that all conditions related thereto be satisfied
per Community Development Block Grant Office and Planning Division approval prior to
final approval for recording of the first final plat. '

That the approval of these zoning map amendments and the preliminary plat of 1000
QOaks be null and void unless a final plat of all or a portion of the 1000 Oaks subdivision
is recorded within 24 months of the date of Commeon Council approval of the rezonings
and preliminary plat approvals. :

As recommended by the Long Range Transportation Planning Commission, that an all-
weather, north-south bicycle/ pedestrian path connection be constructed, at some location
between the center and the east side of the park. The LRTPC further recommended that
all red dashed lines located on the 1000 Oaks Neighborhood Master Plan map be
considered as all-weather bicycle/ pedestrian paths, unless deemed inappropriate by a City
Staff team consisting of City Engineering, Parks Division and Traffic Engineering staff.
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TO: Members of the Plan Commission

FROM: Barbara Constans, Grants Administrator

SUBJECT: 1000 Oaks: Inclusionary Zoning Gap and Waiver Analysis
DATE: Qctober 29, 2008

SUMMARY:

Veridian Homes has requested a rezoning of their Plat of 1000 Oaks. The plat, as
designed, calls for 304 dwelling units, utilizing the various incentives for provision of
inclusionary dwelling units available under the City's IZ ordinance. As part of the IZ
review process of the plat the Planning Unit is required to determine if there is a density
bonus being requested. The Planning Unit, as described in their materials for this plat,
have determined that depending upon the way a bonus is calculated Veridian is getting
a 32 unit bonus or no bonus. The Plan Commission is being asked to make the
determination which method of density calculation should be used. As a conseguence
of the Plan Unit decision to present the Plan Commission with two density bonus
values, 2 separate IZ gap and waiver analyses were run for this development. One was
based on no density bonus being provided. The second was based on a density bonus
of 32 units. :

The two separate analyses are attached.

3
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1000 Oaks
Gap and Waiver Analysis
No Density Bonus



1Z Gap and Waiver Analysis if No Density Bonus is Provided

The first step in a waiver analysis under the Ordinance is to determine if there is a “gap”
between what it costs the developer to provide the required percentage of 1Z units as part of
their development. The IZ gaps analysis policy permits an applicant to seek a combination of
ways (on-site |Z units, off-site 1Z units, or payment in lieu) to balance of the revenue gap _
between the market value of the expected [Z units and the set price of those units. In this case
where Planning staff analyzed the current density of this plat and concluded that the proposed
plat was in conformance with the neighborhood plan for the area, and would receive no bonus
density per the inclusionary zoning ordinance standards.

Based on this information and data furnished by the developer and by the Planning Unit during
October 2008 it was determined that there was a gap less the incentives of $4,141.881 to the
developers credit. Analysis showed that the gap could be closed by one of the following:

1. Reducing the required number of |Z units to the provision of 2 town home units and a
payment in lieu of units of $1,462,052 or

2. Reducing the required number of |1Z units to the provision of 1 single family home and a
payment in lieu of units of $1,495.141

The attached sheets, labeled accordingly, show the calculation of the gap and the payment in
lieu.

Based on the large payment in lieu of units required under either of these scenarios, and
pursuant to the ordinance, the developer then requested that a waiver analysis be conducted to
determine if a reduction in the number of required inclusionary zoning units and a payment in
lieu of units would be financially feasible.

METHOD OF WAIVER ANALYSIS:

The Council adopted a waiver provision as part of the inclusionary dwelling unit ordinance that
requires an analysis of project financial feasibility. The method consists of running three or
more scenarios, using data provided by the developer. The first run is based upon a scenario
whereby the project, using current zoning levels, is set at market rate prices. If this version is
financially feasible according to the standards adopted by the Common Council, the project is
then run with the full 15% inclusionary dwelling units included in the project. If this full IZ
scenario does not meet the Council standards for financial feasibility, staff are to recommend a
third ‘waiver’ scenario with attributes (a combination of a reducing the number of 1Z units
provided, providing the units off-site, or making a payment in lieu of units on-site) that will
provide a sufficient return for the developer to maintain financial feasibility.

FIRST STEP: MARKET RATE SCENERIO:

Staff conducted an initial *market run at current density” of the proposed site, using the
developer-provided information and the Planning Division-provided current base density
analysis. The initial analysis of 304 units, with no density bonus, resulis in the having a
development that would produce a result outside of the adopted City standards of a positive
12.5% to 17.5% gross profit margin, and therefore would not normally qualify for waiver
consideration.

One other factor, contractor overhead, was substantially outside the standard parameter set by
the waiver analysis. When asked to explain the variation from the standard Veridian explained
that, unlike other developers who might itemize each of these costs separately, this number is
made up of construction management, field service techs, customer relations, estimating,
design, design center, marketing, human resources, model home maintenance, finance and

FaCdeammonimpiiZ mplementationtDUP Reviews and Docs\Weridian\1000 Oaks\Gap WhRAIGRB0:fFst 10010811000 Oaks Gap and Waiver Staff Analysis 102908.doc



accounting, information technology costs, real estate taxes, financing and interest for
construction costs, and management and administrative costs.

The cost per square foot of construction is also higher, but it is recognized that the average per
square foot of cost of construction has risen since 2005 when these cost parameters were
developed.

The Plan Commission has on other occasions, considered the special characteristics of a
development such as phasing, timing, and environmental features, and permitted consideration
of a waiver using the gross profit margin produced by the initial market run at current density
scenario, or 6.6% despite its being outside the generally accepted range for a
development.

SECOND STEP: SCENERIO with IZ units and incentives/offsets:

Staff then ran a second scenario with the pro forma for the development at the proposed 304
unit level, and included the effect of a full 15% inclusionary units ( 46 units) requirement. The
combined effect of the proposed density in combination with the other |Z incentives was not
sufficient to produce an estimated gross profit margin within the adjusted target standard of
8.6%. The full 15% IZ scenario produced a gross profit margin of 2.5%.

THIRD STEP SCENERIOS, with reductions in IZ units and incentives/offsets:

Staff then ran a series of scenarios with the pro forma for the development, using different
decreases in the number of expected IZ units in combination with a payment in lieu to get to the
point where the pre-1Z gross profit margin was the equivalent of the post IZ profit margin.

Two possibilities allow the developer to maintain their gross profit margin:

1. Provision of 1 1Z town home unit and payment of a fee of $21,775
2. Provision of 0 IZ units and payment of a fee of $52,500

WAIVER ANALYSIS CONCLUSION:

Based on the cost and sales information as presented by Veridian under a no density bonus
model, the waiver model would indicate the developer be expected to provide a total of one
inclusionary town home dwelling unit and a payment in lieu of $21,775 as a condition of
recording the Plat for the development.
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Veridian Homes '
1000 Oaks: No Density Bonus 304 Mkrt Rate
For Sale Parameters for Determining Financial Infeasibility of Inclusionary Zoning
For the periods from January 01, 2008 through December 31, 2018

3
T | Y T R A

Land/Building acquisition ~ per square foot raw fand 35 per square foot - raw land $2.67
$50 - 855 per square foot, downtown - vacant Jand $2.67
$90 - §125 per square foot, downtown - improved with buikding $2.67

Fard cost contingency 5% new, 8% rehab of ATA contragt 1.2%

Soft cost contingency 5% new/rehab of soft costs 0.0%

Contractor profit 6% of AIA contract (net of profit, overhead and general 0.0%
requiremtents) i

Contractor overhead 2% of AlA contract (net of profit, overhead and genera 11.3%
requireraents) X

Contractor general requirements 4% of AIA contract (net of profi, overhead and general 0.0%
requirementsy :

Parking $1,000 per stall - surface
$15,600 per stall - first level underground .
$20,606 per stail for second level underground No Parking
$27,000 per stail for three fevels or more of underground

Development feas 8% of total project costs, net of development fees and reserves 0.0%

Square foot cost of construction, includes buildings inclading profit |4 stories and under - $62.50 per square foot, 5 to 8 stories - §95,

overhead and general requiremients, site improvements and personal  |and 8 stories or kigher $110 - $120 3143.91

propesty

Sofl cost 10% of cost of construction 2.4%

A Ca)
5 year average economic change factor for DOR website or 5 year 0.0%
HUD AMI | for IZ units el
Baid i b, il i 3
3 year average economic change factor for DOR website or 5 year
average FUD AMI increase for 17 units 0.0%

MLS or assessors websile comps for market rate EZ as indicated in
the ordinance (City of Madison annual calculation based on AMI)
Seo schedule

15% - 30% {assuming 80% leverage, 20% equity} depending upon
product type

12.5 - 17.5 sales minus direct project costs (not cests of sale or
transaction costs)

Amount of fees

This is the first of several steps for an 1Z waiver. It establishes base density and assumes no density bonus , 304 units at masket rate, with ne 17 units.

This project does not meet the Council established standard for minimum gross profit margin. In like cases, the Plan Commission has used the projected
gross profit masgin as the target standard for the develepment when inclading the IZ units,
Conglusion: The project will be analyzed as proposed, using & 1arget gross profit margis of 6.6%

Barbara Constans
Qct. 24, 2608



Veridian Homes
1800 Oaks: No Density Bonus and Full 15% 1Z
For Sale Parameters for Determining Financial Infeasibility of Inclusionary Zoning
For the periods from January 01, 2008 through December 31, 2018

bz 58

T T I N N
N

)

Land/Building acquisition - per square foot raw land 35 per square foot - raw land $2.67
$50 - §55 per squiare foot, downtown - vacant land $2.67
$90 - 8125 per square foot, downtown - improved with building . $2.67

Hard cost contingency 5% new, 8% rehab of ALA contract 1.2%

Soft cost contingency ) 3% new/relsb of soft costs 0.0%

Contractor profit 6% of ATA contract {pet of profit, overhead and general 0.0%
requirements) .

Contractor overhead 2% of AJA contract {net of profit, overhead and general 13.6%
requirements) s

Coniractor general requirements 4% of AIA contract {net of profit, averhead and general 0.0%
requirements) i

Parking $1,000 per stal} - surface
515,000 per stall - first level underground No Parking
$20,000 per stall for second level underground
$27,000 per stall for three levels or more of underpround

Development fees 8% of total project costs, net of development fees and reserves 0.0%

Square foot cost of construction, includes buildings including profit |4 stories and under - $62.50 per square foot, 5 to 8 stories - $95,

overhead and geners! requirements, site improvements and personal  |and 8 stories or higher $:30 - $120 5144.97

property '

Soft cost 10% of cost of construction . 2,5%

ERtzL UL

5 year average economic change factor for DOR website or 5 year 0.0%
verage HUD AMI increase for 17 unit el

2 Sl A fets HiEe e Ak il 4
S year average economic change facior for BOR website or 5 year
average HUD AMI increase for IZ units 0.0%
i 4
LAE

MLS or assessors website comps for market rate IZ as indicated in
the ordinance (City of Madisen anmual caloufation based on AMI}
See schedule’

15% - 30% (assuming 80% leverage, 20% equity) depending upon
product type

12.5 - 17.5 sales minus direct project costs (not cost:
transaction costs)

Amounit of fees

This is the second step of the waiver process and involves the full 15% IZ unit requirement.

This scenario also uses the propased 304 unit base deasity, with 46 (15%) of them being 12 units.

This project, with 304 market rate units and 46 17 units does NOT meet the Council adepted threshold for minirmum gross profit margin (GPM);

and does not show the developer meeting the same GPM they could achieve If none of the units were IZ Units, Under no XZ they had a GPM of 6.6% and

with IZ units they have a GPM of 2.5% .

In cases like this staff next evaluate the possibility of reducing the nuraber of possible 12 units and having some payment of 2 fee in lieu of units to get to a gross profit margin
that matches the developers gross profit margin before 12 units were added to the project. In this case the GPM was 6.6% before 1Z Units.

Barbara Constans
October 24, 2008

W



Veridian Homes: No density bonus
1000 Oaks - I Unit plus fee Constans 10/24/08
For Sale Parameters for Determining Financial Infeasibility of Inclusionary Zoning
For the periods from January 01, 2008 through December 31, 2018

C meestrae “pamepluws0s | | S&% ]
Land/Building acquisition - per square foot raw land $5 per square foot - raw land $2.67
$50 - $55 per square foot, downtown - vacant iand $2.67
350 - 3123 per square foot, downtown - improved with building $2.67
Hard cost contingency 5% new, 8% rehab of AJA contract 1.2%
Sofl cost contingency 3% new/rehab of soft costs : 0.0%
Contractor profit 6% of AlA contract (et of profit, overhead and general 0.0%
requirements) ’
Contracter overhead 2% of ALA contract {net of profit, overhead and general 3.5%
requircments) i
Contracter general requirements 4% of AIA contract {net of profit, overhead and general 0.0%
requirernents) :
Parking 51,000 per stall - surface
$15,000 per stall - first level underground No Parking
$20,000 per stall for second level underground
$27,000 per stall for three levels or more of underpround
Development fees 8% of total project costs, net of development fees and roserves 0.0%
Squars foot cost of construction, includes buildings including profit |4 stories and under - $62.50 per square foot, 5 1o 8 stores - 95,
gverhead and gencral reguirements, site improvements and personal  |and 8 stories or higher $110 - 3120 $143.91
propesty
Soft cost 10% of cost of construction 2.4%

5 year average economic change factor for DOR website or S year 0.0%
average HUD AMI increase for TZ unils il

MES or assessors website comps for market rate 17 as indicated In
the ordinance {City of Madison annual catcuiation based on AMI)

15% « 30% (assuming 80% leverage, 20% equity) depending upon.
roduct type

Apsount of fees

This is the finek step for an [Z waiver, It assuraes the base density for the development at 304 units and move forward to 1y and <fose the gap between

the gross profit margin for 2 no IZ project and one with the fuil 15% IZ units included.

This project does not meet the Council established standard for minimum gross profit margin. In like cases, the Plan Commission has used the projected
gross profit marpin as a full market rate development as the target standard for the development when including the IZ units,

In this case that value was & profit of 6.6%% , 1o get the project with IZ units included to that rate I remove 1 IZ unit at a time until T return the project to this
initiat profit margin,

Conclusion: In this case the project could support 1 townhome IZ unit and a payment i lieu of units of $21,775.

Barbara Constans
Cet. 24, 2008



Gap Analysis: Appfaised Value Model Owner Occupied
1000 Oaks Neighborhood

Verigian Homes, 6301 South Town Brive, Madisor, Wisconsin

Dowmbopareovidnd Ind'anender;l vartables = % Date of Form complstion:
City-provided independent variables =’

Apbrasor-provided Indepandent varables=
12 Seles Price Gato

i 3 ; SR % : e R
- Pedroarr  Unit Square Numbet of Dweiing units  Unit Sales Price Total Revenue
AMI Count Foolay
Matkat Bingle Famiv. Adley Accessed 45 x 89 3SR § 2,622,760.00
4 e §  7.186.560.00
{Valao assigned by thind party sppraisal) 37 %85 & £91.130.00
§  RTrN0es0n
h 48x85 §  1,194,220.00
$  5.520,04000
Stx 85 3 B03,120.60
$ 312708500
Single Familr: Stroat Accnssed -3 351,220,060
69 x 86 $ 474504000
1914833500
&5x% 100 $ 330,565,060
$  2.507.865.00
89100 $  4.518,780,00
$ $4.,384,340.00
BO X120 ) $  2.485,080.00
$  7.048,770,00
Extsting House 3 460.000.00
Twin Home $ 723,000.00
Stacked Flats 3 457.800.00
§  2410,000.00
Townhomes 5 A51.200.00
3 1.857.800.00
Total Market Rate Units
Tatal Market Rate Saias § 86,851,125.00
Averzne Market Rate Price 3 F24.723.04
Bedraom  Unf Square HNumber of Dweling unts 7 Fixed Unit Sales  Appelsed Value Totzl Gales Totat Revenus Loss
Lot Fype Count Foutags Price
inclisionary T0% 452 B0 A i 748036800 S {403,812.004
(Vele assigned by third perty appraszh 3708 A S " 2 1.118.004.80 3 {732.336.00%
51 %100 4 : 37301300 S (229,642.00)
58x 85 LF: 730800 B (276, 112.00}
B89 X100 A% 185650800 § (213,058.00)
80% 45 %80 3 169.322.00 § (80.288.00)
45 x 80 A4 21122400 § (76,232.00}
37 x g8 G67.960.00 B (312.722.00}
45 x 85 g 189,822.00 & (108,233.00)
§1 100 -} 189.322.00 § {118,243.00)
59x85 3 $45,510.00 & {636,216.00}
59x 88 4 844.916.00 § {462.344.00);
G5 %100 3 189,322.00 & {160,243.00);
84 % 100 3 JTEHA0 S {374,488.00)
a4 x 10 45 $.267,374.00 & (1,130,0165.00)
80x 120 4 29122800 §  {7ID.935.00}
0% Twin Homes 4 % 24122900 § {29,771.0G}
8% Stacked Flats B I ST 17874000 § {53,160.00}
Stacked Flats 4 198,772.00 § §42,228.00)|
0% Towmhomas 3% o 17574000 5 {49,860.00}
Towrhomes A RGN 196.442.60 § 23, 758.00)
Totat IZ Uslls . '
ToletiZ Saks 8,042,894.00 §  (5751.601.00)
Average iZ Price § 194,409.00
Totailnits 304
Avarage Unt Prica $ 3153,499.60
Total Sales $ 95.303,939.00

TotaliZ Gap

G R : : 24 S U
Bedroom Unit Squate humber of Dweling untts  Un% Sales Price Total Revenus
Al Sount Foptagn
Market Single Farmiv. Afley Actessad 45550 Sl $  2522780.00
45 %80 . S $  TAT40N200
{Vakie assignad by third panty appraisal) 37 x9% ! 3 591.130.00
3T %95 $ 339421500
45 x65 $ 567.110.00
45 x 95 5 3.110.085.00
51x95 $  1.206260.00
$1 %95 $  B.S77.040.00
Singhs Family. StrectAccessed 1x 100 3 307.565.00
1100 $ | 354330.00
53285 $ 504180500
£9x 85 5 19.798.465.00
85 % 100 ] 679,130.00
64 x 160 § 2.637.956.00
B8x 100 3 $ 5271.930.00
£8x 100 4 § 15.982.600.00
80x 120 3 §  2.485980.00
80x120 4 & 8.388.735.00
Exsting House 4 $ AE0,000.60
Twin Home 4 § -
Stacked Flats 3 $ -
4 3 "
Townhomes 3 $ &76,800.00
4% 3...1.625,400,00
Total Market Rate Unlis
Total Market Rato Salos $ 88.081,197.00
Avorage Market Rate Price
Bedroom Unit Square Appaised Valse Tolal Sales Totel Revenue Loss
| Lot Typs Coupt Fonzgs
Inciuslonary T0% 45 %80 L 55952700 § {302,859,00)
{Valis assignod by third parly apprabsah 3785 569,527.00 § {3566,158.00}
B1x00 37301800 § {329.642.00
59 %85 186,50000 8 {138,056.00)
89 %100 8650800 3 {213.056.00)
80% 45 x 80 189,222.00 S 490,883.00)|
45 x 80 21122800 3 {76.233.00)
37 x 85 667.966.00 § {318,729.00)
37 %95 211.228.00 5 (87.336.00)
45 %85 21122000 § 134,336.00)
54 x 85 T67.208.00 © (428,972.00%
5% %85 633,867.00 § (340.008.00)
58x 100 422458.00 § {376,872.00)
% Twin Home 37301800 § {108.982.00)
80% Twin Homme 422,458.00 § {58,542.00}



0%
BO%
80%
B0%

TotaiiZ Units
TotaliZ Snles
Avarage IZ Pride

Totalints
Avatzgs Unt Price
Tolal Sakes
Tolal i Gap

Stacked Flats X 830.89200 3
Stacked Fiats $ 123048100 %
Stacked Flals $ 59631600 35
Townhomes 1 397549400 38
$  BTEO207.00 5 {4.720.04G.00}
$ 190.874.07
304
3 31862278

$ 96,561,324.00
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Gap Analysis: Appraised Value Model Owner Occupied

1000 Oaks Neighborhood: No Density Bonus Presumed
Veridias Homes, 68¢1 South Town Brive, Madisor, Wisconsin Gap Closed 1 Single Famiiy IZ units Constans 102408

Dawsloper-peovided Independent varkbles = SR Date of Form complotion: friee et
Cly-provided indopndent varables =

Apprasonprovided Indopondent varabless

1Z Sales Prico Dot

Bedrosm  Und Square Total Revenue
: A Sount Faotage '
Market Single Famay! Alley Accetsed 45 % B0 3 §  2.622730.00
: 4 § 7.186.650.00
{Valua assignad by thirg party appraisal) I x 96 3 5 561,930.00
4 5 27708500
45x 65 3 §  1,194.220.00
4 §  £.52%.040.00
61 x85 3 § 803,130.00
4 $ 313708500
Single Famly, StrectAccessed 4 $ 351,330.00
. 59 x 85 3} §  4.745040.00
4 § 12,149,335.00
65 x 100 3 § 339.563.00
3 $  2.537.955.00
69 x 100 2 $  4.518.780.00
43 § 14,284,340.00
60 x 120 3 $  2,485800.00
455 $  T.HMBIT00C
Exdsting House 42 5 460,000.00
Twin Home 4% 3 723.000.00
Stacked Flats 2 £ 457 800.00
4 £ 2410.000.00
Townhomes 33 g 451,200.00
4 § 185750000
Telal Market Rate Units
Total Market Rate Sales $ 86.367,125.60
Average Markst Rote Prce . . § 3478804
Bedroam irit Squate Number of Drweling unfis  1Z Ficed Unit Sales  Appaised Value TotaiSates Tolal Revenue Loss
Lot Tvoe Count, Footage . Price :
Inclusionary To% A5« 86 i e tht i o 3 TAG038.00 1662.812,00)
{Valie assigned by third pariyappraksah 37 x 05 HE: : § 111905400 S {732,326.00%
1 %100 3 37301800 § {329.642,00}
59 % 85 8 373,018.00 & {276, 112,00}
80 x 100 $ BG.,509.00 $ {213,056.00)
B0% 45 %8¢ $ 189,322.00 5 {60,988.00),
: 45 % 80 $ ALz % {76,253.00)
37 x88 g 567965600 § {318.728.00)
45 % 88 3 16832200 § {109,233.00)
61 790 8 169,322.00 § 118,243.00}
Eax8k $ B4GEI000 § (836,215.00)
G0 x85 8 B44,918.00 § (453,344.00)
£5%100 $ rweiNe $ (156,243.00)
$9 %100 5 37564400 (374.486.00)
85 %100 $ 126737400 § (1.130.0168.00}
: 80 x 120 $ 23122600 % {230,336.00)
80% Twin Homes $ IS0 3§ 129,771.06}
80% © Stacked Fials $ 176.740.00 5 53,160.00)
Stacked Fiats $ 1987200 $ (42,228.00),
0% Townhomes 3 175,740.0¢ § {48,860.00)
Townhomes $ 198, 442.00 S {33 788.00]
Tolalig Unds
Totel iZ Sakes § 564281400 §  {5751.801.00)
Averans 17 Price 3 194,409.00
Total Units 04
Average Untt Price $ A12,489.80
Total Sales

Total I Gag

b L F
Bedreom  Unit Square Number of Dwelling units Tataf Rovenue
AME Sount Footage
Market Sihgle Farndy: Alley Accessed 46 X 8¢ 3ED $ 280310000
45 x 80 4 $  8.336,3%8.00
{Valus assigned by third party appralsal) 37205 3 §  1477,825.00
37 %95 . 4 § 482847500
45 %95 3 $ 597.110.00
45 x85 4 $  3,465,660.00
51 %95 3 $  1.206.260.00
. 51x95 4 &  B57T7.04000
Singls Famiy, SteetAccessed 511100 3 s 307,565,090
51x100 4 i $  1,053.8090.00
50 x 85 3 § 622785500
59 x 85 45 8 29,048,725.00
65x 100 3 3 679,130.00
65x 100 4 § 2,527.858.00
65x100 35 § 527181000
68x 100 4 $ 17,181,295.00
BOx 120 3 $  2.485900.00
B0x 120 4 $ B389,735.00
Existing House 4 & 5 4GG.000.00
Twin Home Ly 1 9584,000.00
Stacked Fiats 3 $  1.802.300.00
4 §  1,687,000.00
Townhomes 3 $ H76G.800.00
4 § 2 083.B60.00
TotatMarket Rate Units
TolatMarket Rats Sales . § 100,763,908.00
Avorags Market Rate Price - 3 33205316
' Badrgom Unit Square Number of Dwellleg unlts 12 Fixed Unit Safes  Appaised Value Total Sales Tolal Rovenus Loss
Lot Type Count,  [Fpolage fadin
Tnciisianary 0% 45 %80 g $ S -
{Vako asskined by third parly sppraksal 27295 4 i § - % -
5% X 100 abdans -8 .
59 %85 afnee $ -8 -
69 %100 450 $ - $ .
80% A5 % B0 3 $ - $ -
45 x 80 43 $ 21122000 & {76.233.00)
37 %95 3 $ $ -
a7 X85 4 75 § - 5 +
45 %95 | 3 - 5 -
58 %85 3 & - 3 -
S x8b 45 & - 3 -
68 x 160 4 § - 3 -
. 70% Twin Home 4 3 -8 -
80% Twin Home 4 $ -8 -




0% Stacked Flats pllcs i R e 3 - 3 -
0% Stacked Fate Sy bt -3 .
B0% Stacked Fiats 3 - % -
B0% Townhomes 7 $ - 3 -

TolallZ Unlls 1 R

Tolal I7 Gakes . 3 211.229.00 % {76.233.00}

Average IZ Price $ 21122000

Totai Units 304

Average Unit Price £ 332.263.74

Total Baks . $ 101,005,137.00

ToletIZ Gap

Cwner Oceunied
Rental

Aot DweEng Units Per Aere (Owner Occupled Onty)
Monlhiy Molding Costof Land
n

Lo Densty

Lov-Medium Densy
Totel Nelghborhood Pian Units)
Totel Develapment Flan Unds
IZ Units Required - |
Bonus units sbova base dehsty {proviced by Flanhing Usal
Bonus unils that are Z units. 16% of bonus unks
Mot market rate bonus unis
Patk Fee information
FParkFee Cregt
Park Maitenance Cost per Year
Park Mahlerance Lenalh Years
FarxGedication Informafion
Park Dedication Reduction Squarg Feel
Fee In Lleu of Valuation safl

Averane costof pariing stals
Parking Stal Reduction
Wumbar of bonus Units
Average Value of Bonls Unils
£ Free Zons
12 Fros Zamo Mutber of UnisP k] asmam 20, .
1Z Frep Zona Number of Unils {(Bulding}
Eshint
Number of -1 Iz units swich to eftached

units.

Parking Slel Market Value
Parking Permis Graned
Advanced Netghborhkood Plan/Expedited Review
Mimpber of montis saved i entfiement
versus "normal protess”
" Nekhbomhoed Pighning Cont
{ghborhood Plan
. Bonys units In ModHied Nelghborhaod Plan
o PbieraGe Vakie of Bonus Units
Redugzed Street Widih:
Lenoth of Reduced StrestWidth LingarFaef
Cost per Eneer fool "standard sireel’
Gost per inear foot narrow streal’
Other

e O e e o
1. Bum of nales differential Hetween Merkel
Rateand iZ unfs

e AR

HiERGEN ALEUTATON, B G e £ SRR N R S e S
A Rensity Bonus fexeludes bonus Toer ar modified alan)
e 2L BRE £OS! COVBrR00 Tor units
2.y Opporkinity for greater margln provided .
in bomds markatrate ynfls 11.50% £0% - 1NA
B. Park Fea Reduction e BA
. Parkiand Dedication Reduction - [NA
D, Reduction In Parking Reaulrament (Cost to Bultd) ro [DA
E. Cash subsidy to lower Income Z ynlts - [NA
F. Cash subsldy to Projects <48 s-for >4 ]
snuereround parking $ - iNA
7 In downtown deslan zene
.1 Land cost covarags for bonus markot rate units on bomis foor onlv 0% 21% 3 -
2.1 Opportunty for greater margin provided
i 0N maTket pate unlts. 11.60% 80% =R
il 11.50% - {HA
11.56% 764083 | v
S 701 192.00 | This does #ot refiedt an aclua! shilt, but the reduction of
- iNA IZ Uniis to close the "gap”,
SR
- NA |
lan !
§ cost covaraos for moddied nekahborhood unts 90% 21% £ - {NA
. portunity for greater margin provided
In bonus merkel rale units 11.56% 0% 3 | 1A
0. Redused Sirect Widths 3 60,502.00
P, Cter; :
SUM TOTAL OF VALUE OF INCENTIVES 3 5,759, 140.63
ARy
e [ 16,754 801.00)
ncentives 5 5,759,140.63
Differencs H 723863
[Neto: Positive numbet Intdicates value of fncentives eutwelghts calcuisted costs.)
Minimum Throshold ] 287,550.05
Ovorfinder adiustmant 80.260.42%
Avearge price per unit ] 33228074
Expecied IZ undts 3

Reduced 2 Units 46
Paymert in fizu at 10% of value $ 1495,141.83

§ 132,961.56



Gap Analysis: Appraised Vaiue Model Owner Occupied
1000 Oaks Neighborhood: No Density Bonus Presumed

Veridian Homes, 620t Scuth Town Drive, Madisor, Wisconsin

Deveoper-provided independant verhbios =
- Giyprovided independont varkbles =
p o Ind .

\pp P

iZ Sales Prico Date

Gap Closed 2 IZ units Constans 102408

Date of Ferm completion:

Bedroom Unit Square Number of Dwelling units  Unit Sales Price Totai Revenus
A0 Count Footage
Markst Sinple Famiy: Alley Accessed 45%80 30 = $  Z5R.TE0.00
3 § 718855000
(Value assignest by thikd pasty appraissl) 3TN 3% 3 591.130.00
45 $ 277708500
45% 95 a § 119422000
4 $  5520,040.00
51155 2 L] 603, 130,00
4% B 3,137.085.00
Single Farndy. StreatAccessed 4 3 351.330.00
59 %85 3 3 AT745.040.00
4 $ 19.949.335.00
85 x 10 2 $ 330,565.00
4 § 253795500
69 x 103 2 8 4,518,780.00
L $ 14.384,390.00
B0 x 120 3 § 248598000
q £ 7.04B,170.00
Exfsthyg House 4 $  480.000.00
Twin Home 45 8 723,000.00
Stacked Flats 3 3 457,800.00
"4 $ 241000000
Towrhomes 3 & 451.200,00
a4 & .. 185760000
Tota! Meriet Rate Units 258
Tota! Metkat Rate Sales. $ 8636112600
Aoerape Market Rete Price $ 33475304
Hedtoom Unit Square Number of Dvweliing units 22 Fixett Unit Sales  Appalsed Value Tolal Sales Total Revenue Loss
Lot Type Count Footage Prica
Inclusionary 0% 45 %80 4% 2 B 746,026,060 S 1403,812.00),
{Vala assigned by third party apprasal 37 %55 4 IGO0 $ {¥32,336.00)
511106 4 a73018.00 & {329,842.00)
59 x85 A7 $ (276,112.00
£85100 45 3 {213.0568.00)
80% 45 %80 g 3 {80.888.00)
45 %80 4 3 {76.233.00)
37 x46 3 3 {318.729.00)
45 %95 3 s {105,233.00}
51x100 3 3 (118,243.00}
%85 3 5 (536,215.00)
55186 45 $ (453,344.00}
65x 100 3 3 (150.242.00)
68x 1060 f3s 3 374,486.00)
68 x 100 4 §  {1.130,016.00)
80x120 4 5 (230,336.00)
30% Fin Homas Ly 5 (28.771.00)
80% - Stacked Flats 3 § (53,160.00)
Stacked Flats 4 § (42,228.00)
0% Townhomes g § {49,860.00),
Townhomes L3 : 33.758.0¢
Fotlt] Untis
TotaliZ Sales 8281400 §  (5751.801.0¢)
Avarage I Price 1 194,405, 00
Totaltinds 204
Avarage Unit Price § 313.450.80
Tolal Saies & 86.203,930.00 e
Totel &2 Gap ot ltahiny

B

Uk Sales Price

Numbor of Dwoling unis Tolel Revenue

AN
Markst Sinnle Fomiy: Alley Accessad 4580 $ 280370000
45 %60 & 2.623.860.00
{Vazive assigned by third party appiatsal) 7 x85 5 14783500
I xGE & 4628476500
45 %08 5 4971000
45 %85 345565000
IR <] 5 1,208,260.00
51 X85 5 55764000
Single Famiy: StreetAccessed 51x100 & 307,665,060
51x100 $ 105395000
S xds §  G227.885.00
58 %85 § 21,006725.00
68x 100 % 679,130.00
65 %100 $ 26788800
6% x 100 $  §271.910.00
68x100 $ 10120500
80x120 $  2,485.980.00
801120 $ 638973500
Exdsting House 7 460,000.00
Twin Home $ 064.000.00
Stacked Flals §  1,602,300.00
188700000
Townhemes $ 676,800.00
$ 1.635.400.00
Totel Market Rate Units
Tolal Markot Rate Sales $ 100.618,870.00
Avarage Market Rate Price 13 333,168.77
Bagroom  Unit Square MNumber of Dwelling units 12 Fited Unit Sales  Appaised Valie Total Sales Tolal Revenve Losa
Lot Typy Count Footags ) P .
fnclusionaty 0% 45x B0 i 2 e "i‘ e G ) ) N
{Vahe sssiyned by third pary eppraisal) ITAGS & . 3 -
6% x100 i & - $ -
E0x85 i § v 3 -
59 x 100 $ - $ -
0% 46 x 80 $ - $ -
A5 x 80 $ - § -
37065 & v 5 "
37 %85 $ - 3 -
4595 3 - g -
56%85 $ I .
69 %86 ¥ - $ -
B85 x 100 3 - % -
0% Twin Home $ - % -
$ -8 -

a0% Twin Home




W Stacked Flals 5
80% $lacked Fiats 7 ! i %
B0% . Stacked Flats ¢ ot £ &
8% Townhomes : i ‘ £

$

TotaliZ Units
TotaliZ Salkes
Average iZ Prico s 198.772.00

367.644.00 5 (65,855,00}

TotalUnits 204
Avaraga Unit Price & 532,284.50
Total Sales $ 101.014,544.00

Total 2 Gap e e

oI
Pareet inforraion
Parcal Acteace
Nat Devwioned Acras Crmat Qocupled 304
Renfal 380
. NetDweBng Unitg Per_Acts (Owner Ogcupied Ooly)
Mon!hy Holding Cost of Lamd
frensity Bonts iormation
Nehhborhoud Phn Ua"ﬂ Projection
Low Dt

Law| Mmiynmm Tensk
Telnl Nekmhorhood #ian Units
oD eveipmer Plan Unis

1Z Unts Reguired 1
Bonus bnds above base densky {providad by Plhnning o)
Sonug unds It are 7 upls 16% of honus unts

Yoars

tiare Feot
$isa.n

Reduction mﬁ;_gﬂki mqmc%rruc‘!ion
Average ¢o! 1o!mpg s sz
Prridng Stat Roguction

ExtraFloor information

e JtifcbET O DONYS Uns

. Average Yake of Borya tinlls

E.free

26 ZONE
. 1Z Free Zone Number of Unils (Plat) Maximum 20%
Frea Zone Number of Unis (Buikiing]

i i
Number of 5- iz units switeh to sttached
unfis,

Masioum 75%

Rmzlgm al gamm Parmita
Paridnn Stad Market Vahio
Pardny Parmibs Grant Graied
Advanged ﬂcj;;m:_gm__od PlonfExneited Reviewy

Nuinber of months saved fn enftlement

versus "normal process”
NeEhhw}mod Pionsilns Cost
ﬁlj

Avemgg\faiusolaq_y Q e,
1 51

Lepathof Redtzced SlreatVidin LincarFeol
Coul pariingnt foot “slandard street!
ot “narrow streel

Aml;"gns ity ﬂgnus (oxgmgga,ppmua floor ar modified plan)
3.2 Land cost » for 50% 21% £ o NA
2.) Oppattunity ‘urgrea!ermargln provided
in bonus mirket fate unts 14.50% 50% - hA
k Fen Reduction - ANA
kland Dadication Reduciion - __INA
mu,gtmwn Parking Rggui[gmgmjgo;ﬂp Buitd) - iNA
_,Eﬁq_u_h_subsl 1o fower Income & snils - {NA
. Cash subaidy to Prajects <49 s-for >4 i
serles winnderareund pazking § LA L
G, Extrafloor In downlowa tiesian zene
2 L00d cOSE coverage for bonus marketzate units on bopus floor anly 50% 2% H =
. of reater margin provided
_..inbonus markst rate units 11.50% £0% o NA
H.30% 2 Freo Zone: | 20% IZ Freo Zong: _Bp'i;ﬂne 11.50% o iNA
k 20% IZ Free Zohe; Plat City share of assbmead marain of 15% of 20] 11.50% 1.452.86
. 75% SF to WF 2 Unit ! Shift 5,740,575.00 This does ot refect 2n actual shift, but the reduction of
¥, Rosldential Parking Permitairevenua asinad by loasal = JNA IZ Linils 1o close the "pan’,
L, Advanco nelghpor) hgpd}s?qg il w  {NA
W, Expedited Review - NA 1
A, Modification of Ne! iqhbn;hqu Flan {
) £esteover adifiod nolthborhood uni 50% 21%. -1 - {NA
bez rgln provkied
in bonus market rate unls 11.50% 50% E] oo NA
oo Strect Widths E) 0,562.00
1 JU——
SUM TOTAL OF VALUE OF INGENTVES $ £,768.629.88
15,751,
Ingentives 5,768,520.28
Difterence 16,728.86
{Note: Positive number ind value of | I ) costs.}
Mintmurm Threshold $ RET590.05
CverfUnder agiustiment : H
Avearge price per unit: $ 332,204.59
Hrected I, units 2
Reduced IZ Units 44
Paynant in flew st 10% of valee s 1.462.052.18

8 132,813.83



1000 Oaks
Gap and Waiver Analysis
Density Bonus of 32 Units



IZ Gap and Waiver Analysis if a Density Bonus is Provided

The first step in a waiver analysis under the Ordinance is to determine if there is a “gap”
between what it costs the developer to provide the required percentage of IZ units as part of
their development. The IZ gaps analysis policy permits an appiicant to seek a combination of
ways (on-site 1Z units, off-site 1Z units, or payment in lieu) to balance of the revenue gap
between the market value of the expected 1Z units and the set price of those units. In this case
where Planning staff analyzed the current density of this plat and concluded that the proposed
plat was in conformance with the neighborhood plan for the area, and would receive a bonus
density per the inclusionary zoning ordinance standards of 32 units

Based on this information and data furnished by the developer and by the Planning Uhit during
October 2008 it was determined that there was a gap less incentives of $3,791,093 to the
developers credit. Analysis showed that the gap could be closed by:

Reducing the required number of IZ units to the provision 8 1Z units and a payment in lieu of
units of $1,258,324

The attached sheets, labeled accordingly, show the calculation of the gap and the payment in
lieu.

Based on the large payment in lieu of units required under this scenario, and pursuant to the
ordinance, the developer then requested that a waiver analysis be conducted to determine if a
reduction in the number of required inclusionary zoning units and a payment in lieu of units
would be financially feasible. ‘

METHOD OF WAIVER ANALYSIS:

The Council adopted a waiver provision as part of the inclusionary dwelling unit ordinance that
requires an analysis of project financial feasibility. The method consists of running three or
more scenarios, using data provided by the developer. The first run is based upon a scenario
whereby the project, using current zoning levels, is set at market rate prices. If this version is
financially feasible according to the standards adopted by the Common Council, the project is
then run with the full 15% inclusionary dwelling units included in the project. If this full iZ
scenario does not meet the Council standards for financial feasibility, staff are to recommend a
third ‘waiver’ scenario with attributes (a combination of a reducing the number of 1Z units
provided, providing the units off-site, or making a payment in lieu of units on-site) that will
provide a sufficient return for the developer to maintain financial feasibility.

FIRST STEP: MARKET RATE SCENERIO:

Staff conducted an initial market run at the approved density for the site 272 units (not the
proposed 304 units which included 32 density bonus units), using the developer-provided
information. The initial analysis of 272 units, with no density bonus, results in the having a
development that would produce a result of 3.4% which is outside of the adopted City
standards of a positive 12.5% to 17.5% gross profit margin, and therefore would not normally
qualify for waiver consideration.

One other factor, contractor overhead, was substantially outside the standard parameter set by
the waiver analysis. When asked to explain the variation from the standard Veridian explained
that, unlike other developers who might itemize each of these costs separately, this number is
made up of construction management, field service techs, customer relations, estimating,
design, design center, marketing, human resources, model home maintenance, finance and

FACdcommoniimphiZ ImplementationIDUF Reviews and Docs\Weridian\1000 OQaks\Gap W%Wﬂsa}fF@st 400108Y1000 Oaks Gap and Waiver Staff Analysis 102908.doc



accounting, information technology costs, real estate taxes, financing and interest for
construction costs, and management and administrative costs.

The cost per square foot of construction is also higher, but it is recognized that the average per
square foot of cost of construction has risen since 2005 when these cost parameters were
developed.

The Plan Commission has on other occasions, considered the special characteristics of a
development such as phasing, timing, and environmental features, and permitted consideration
of a waiver using the gross profit margin produced by the initial market run at current density
scenario, or 3.4% despite its being outside the generally accepted range for a
development.

SECOND STEP: SCENERIO with IZ units and incentives/offsets:

Staff then ran a second scenario with the pro forma for the development at the proposed 304
unit level, and included the effect of a full 15% inclusionary units ( 46 units) requirement. The
combined effect of the proposed density in combination with the other IZ incentives was not
sufficient to produce an estimated gross profit margin within the adjusted target standard of
3.4%. The full 15% IZ scenario produced a gross profit margin of 2.5%.

THIRD STEP SCENERIO, with reductions in IZ units and incentives/offsets: :
Staff then ran a series of scenarios with the pro forma for the development, using different
decreases in the number of expected 1Z units in combination with a payment in lieu to get to the
point where the pre-|Z gross profit margin was the equivalent of the post I1Z profit margin.

When the IZ units are reduced, by removing six (8) of the 70% AMI units so that the IZ overall
requirement is reduced to 40 units, and the developer is required to pay a fee of $12,400; the
developer maintains their gross profit margin without the density bonus.

WAIVER ANALYSIS CONCLUSION:

Based on the cost and sales information as presented by Veridian when they receive a density
borius of 32 units model, the waiver model would indicate that the developer be expected to
provide a total of forty (40) inclusionary dwelling units and make a payment in lieu of
$12,400 as a condition of recording the Plat for the development.

F:\CdeommoniimpllZ implementationHUP Reviews and Docs\WeridianV 1000 Oaks\Gap Wﬂag@éﬁfﬂﬁ’@&‘! 1001081000 Oaks Gap and Waiver Staff Anatysis 102908.doc



Veridian Homés
10060 Oaks: No Density Bonus 272 Mkrt Rate
For Sale Parameters for Determining Financial Infeasibility of Inclusionary Zoning
For the periods from January 61, 2608 through December 31, 2018

Interest rate

Land/Building acquisition - per square foot raw Jand
350 - 855 per square foot, downtown - vacant land
$90 « 5125 per square foot, downtown - improved with building

Hard cost contingency 5% new, 8% rehal of AlA contract

Soft cost contd 5% new/rehab of soft costs

Contractor profit 6% of AIA contract {net of profit, overhead and general 0.0%
requirements} )

Contractor overhead 2% of ALA contract (et of profit, oveshead and general 32.7%
requirements} : i

Contractor genaral requirements 4% of ALA contract (net of profit, overhead and general 0.0%
TEQUITEINENES) )

Parking $1,000 per stafl - surface

' $15,000 per stall - first level snderground .

$20,000 per stall for second leve! underground Ne Parking
$27,000 per stall for three fevels or more of underground

Development fees 8% of total project costs, net of developmont feos and reserves 0.0%

Square foot cost of & fon, inchides buildings includiag profit |4 stories and under - $62.50 per square fot, 5 10 § stories - $95,

overhead and general requirements, site improvements and personal  {and § stores oz higher $110 - $120 $146.04

property i

Sof} cost 10% of cost of copstruction 2.1%

Stieh
5 year average economic change factor for DOR website or 5 year 0.0%
average HUD AMI increase for IZ units i
T
5 year averape economic change factor for DOR website or 5 year
average HUD AMI increase for IZ units 0%

Ak

MLS 0r assessors website comps for market rale iZ as indicated in
the ordi ¢ (City of Madison annual caleulation based on AMI)

i

$5% - 30% (assuming 80% leverage, 20% equity) depending upen 1.8%
product type °

l.u.-” Li!

This is the first of several steps for an {2 waiver, |t establishes base density and assumes there was a 32 unit density bonus, 272 units at market rate, with no iZ units.
as the way to determine the stariing point gross profit margin for this development if the density bonus were not in place,

This project does not meet the Council established standard for minimum grose profit margin.  In ike cases, the Plan Commission has used the developers projected
gross profit margin as the targef standard for the development when including the 1Z units.

Conclusion: The project will be analyzed as proposed, using a target gross profil margin of 3.3%.

Barbara Gonstans
Cctober 29, 2008



Veridian Homes
1000 Oaks: Includes Density Bonus with 15% 17
For Sale Parameters for Determining Financial Infeasibility of Inclusionary Zoning
For the periods from Japuary 01, 2008 through December 31, 2018

rime plus 0.5
?
Land/Building acquisition » per square foot raw fand 85 per square foot - raw land . . $2.67
$50 - $35 per square foot, downtown - vacant land ’ $2.67
390 - $125 per square foot, downtown - improved with buildi $2.67
Hard cost contingency 5% new, 8% rehab of ATA contract 1.2%
Soft cost contingency 5% new/rehab of sof} costs 0.0%
Contractor profit 6% of AIA contract (net of profit, overhead and jeneral 0.0%
requirernentsy )
Contractor overhead 2% of AfA contract (ret of profit, cverhead and general 33.6%
requiremients) i
Contractor general requirements 4% of AlA contract (net of profil, overhead and gencral 6.0%
requirements) i
Parking $1,600 per stall - surface -

$15,00C per stall - first level undergroun

$20,000 per stall for second level underground Na Parking
$27,000 per stail for three Jevels or mare of underground
Development fees 8% of total project costs, ret of development fees and reserves 0.0%
Sguare foot cost of constructien, includes buiidings including profit |4 stories and under - $62.50 per square foot, 5 1o 8 stories - $95,
overhead and general reguirements, site improvements and personal  |and 8 slories or higher $110 - $120 $144.97
property .
Soft cost 10% of cost of constrietion 2.5%

Bt

5 year average economic change factor for DOR. websits or 5 year 0.0%
average FLUD AMI increase for 17 units : A

I

This is the second of several steps for an I waiver. it fakes the base densily {272 units), adds in the requested density bonus units (32 units)
and ncludes the required 15% 12 units 46 units to determine the gross profit margin for the project at this peint.

This project did not originally meet the Council established standard for minimum gross profit margin so the gross profit margin for the development
with IZ units is compared to that of the project before the density bonus and the inclusion of 1Z units.
Conclusion; This project, with the density bonus units added, and the IZ units al the level required by ordinance would yield a gross profit margin of 2.5%.

The third and finat step will be to remove IZ units and/or implement a fee in liey of units to the point where the gross
profit margin of the development with no density bonus equals one with a density bonus and IZ units inckuded.

Barbara Constans
October 29, 2008




Veridian Homes
1000 Oaks: Includes Density Bonus with 40 IZ Units and Payment
For Sale Parameters for Determining Financial Infeasibility of Inclusionary Zoning
For the periods from January §1, 2008 through December 31, 2018

¥
£

B
Interest rate

on - per square foot raw land 85 per square foot - raw land 32,67
$50 - $55 per square foot, downtown - vacant Jand $2.67
$90 - $125 per square fool, downtown - improved with building $2.67

Hard cost contingency 5% new, 3% rehab of AIA conract ) 1.2%
Soft cost contingency 5% newirehab of soft costs D.0%
Contractor profit 6% of ATA contract {net of profit, overhead and generat 0.0%
: requirements) )
Contractor overhead . 2% of ATA contract (net of profit, averhead and general 33.6%
requirements) )
Contractor general requirements 4% ?f AJA contract {net of prefit, overhead and generad 0.0%
TeqLE
Parking $5,000 per stall - surface
$15,000 per stall - first ievel underground MNo Parking
$20,000 per stall for second level underground
$27,000 per stall for three levels or more of underpround
Development fees 8% of total project costs, net of development fees and reserves 0.0%
Square foot cust of construction, inchudes buildings including profit {4 stories and under - $62.50 per square foot, 5 to 8 stories - $95,
overbead and general requirements, site improvements and personal  jand 8 stories or higher $110 - $120 _ $144.16
property
Soft cost 10% of cost of construction ) 2.5%

5 year average economic change factor for DOR website or 5 year
average HUD AMI increase for T7, units

MLS or assessors website corps for market rate 12 as indicated in
the ardinance (City of Madison ahmzal calculation based on AME)

5% of selling price

12,5 - 17.5 sales minus direct project costs (not costs of sale or
transaction costs)

Amount of fees

This is the third and final step of several steps for an IZ waiver, It fakes the base density (272 units),

adds in the requested density bonus units (32 units) and factors in the provision of the requived 15% IZ units {46 units}

and then begins to reduce the number of IZ units required until the development is making the same gross profit margin it was making before the

densily bonus and 12 unils were added. .

When these steps are taken the final resuit would require the provision of 40 IZ units and the payment of a fee in lieu of units of $12,400. This would provide
the developer with the same gross profit seargin as they had under the 272 unit, no density bonus version of their project,

Barbara Constans
October 29, 2008



Gap Analysis: Appraised Value Model Ow'ner Occupied
1000 Oaks Neighborhood: Density Bonus Presumed at 32 Units

Veridian Homes, 8801 $u;xth ‘Town Drive, Madison, Wisconsin

Devehpor-provided indapendent varebles =
Cly-provided Independent variabies =
Appraisor-provided indepshdent varisblos=

Dateof Form completion;

12 Sales Price Date

S
Bedrooms  Unit Square HNumber of Dwelfng units  Undt Sades Price Totel Revenua
AWM Sount Foatage
Market Single Famiy, Alley Accessed 45 % BG T $ 2.522.790,00
3 7,188,650.00
(Valus assighed By third pedy appraisal) 37%05 $ S011s000
§ 27708500
45 %85 $ 119422000
§ 552004000
§1x95 ¥ £03,130.00
§ 2137.085.00
Sinio Famiy, Stieat Accessad $ 354,330,00
£9x85 $ 4,745,040.00
$ 19,148.235.00
€5 x 100 1] 336,566.00
§ 252795500
88 %100 § 4.518,780.00
$ 14,384,340.00
80x120 $ 2485380.00
§  7.848170.0¢
£xdsting House 3 460,060.00
Twin Home § 723.000.00
Stacked Flats $ 457,800.60
§  2.A410,000.00
Townhomes $ 451,200.60
% 3 ' $ 185766000
Total Markt Retentts 258
Tota! Market Rate Sales § 85.351.126.00
Avarage Market Rate Price $ 33,7304
Beotdroom Untt Square Number of Dwellng units 12 Flxed tUnkt Sales  Appalsed Value Total Sales Tolal Rovenye Loss
Lot ¥ype Count Footage Prico :
inclusionary 0% AL % 80 4 e R 746,036.00 5 403.812.00)]
{Veakse asskned by third party apprakal) 87 x 95 $,119.054.00 % {732,338.00)
£1x 400 45 372.018.00 § 1326.852.00)
50% 85 43 7301800 § (276,112.00}
68 x 100 4 18650900 § 212,058.08);
80% 45 % 80 37 189,322.00 § {00,988.00%
A5 %80 4 § {76,233.004
3705 3% 8§ (318,720.00)
45405 EE $ {109.233.00
&1x100 3 § {118,243.00)
G985 3 $ {536.215.00)
S0x 85 4 5 {453, 344,00}
85100 3 3 150,243,604
89 x 100 3 -3 {374,488.00))
B8 %100 4 $ (1,130.016.00)
Bl 120 4% $ {230,336.00)|
B0% Twin Homes 4 $ {28, 77 2.00)|
B80% Stacked Fiats 3 8 {53,160.00)
Stacked Flats 4 5 142,228.00}
BO% Townbhomes 3 8
Townhomes 4 3
TotatiZ Units
Tolal 7 $eles BS4ZRIACD $  (5T51.80.00)
Average IZ Price $ 194,408.00
TotafUnits 304
Avnrane Unkt Price £ 32.490.80
Totat Sales £ 95,203,930.00

TotallZ Gep . e G

L A s e
Bedroom  Unit Square Nuniber of Dwelling units Total Revenus
At Count i1
Markat Single Fomiv: Alloy Accassed 45 x80 E §  2,622790.00
46 x80 4 §  TATA02.00
{Walue assigned by third party appraisai} BT r95 3 8 661,130.00
37 %96 & §  8.384.215.00
A5 x 95 k] & B97,110.00
45195 & & & 3,140,085.00
6ix85 3 §  1.206.260.00
61x 86 4 & E.677.040.00
Single Famiy: Slreet Accessed §1x100 A $ 307.565.00
51x 100 48 $ 351,330.00
58 %86 3 § SB41605.00
52 %85 4 § 19,788,465.00
66x 100 3t 5 679.130.0¢
65 %100 4 § 2537,955.00
69X 100 3 3 52781000
69% 100 4 §$ 15.982,600.00
80x120 3 § 248588000
80 %120 45 § 8,389,735.00
Existng House 4 5 450.000.00
Twin Hame 4 $ -
Stocked Fiats 3 E -
4 b3 -
Townhomes 3 3 676,800.00
P TR 5 $.8285400.00
TotalMarknt Rate Unls 268
TolalMarket Rate Sales $ B3.081.117.00
Avaraga Marke! Rate Piice 1 341,300.68 '
Bedroom Linkt Squers Number of wellng units  1Z Fixed Unt Sales  Appalsed Vekie Tote! Seles Total Revenue Loss
Lot Type, Count N . Price
inclisionary 75% 46%80 SN0 5605760 § {302,858.00)
{Vakie assined by third parlyappratsall ! 37 % B 56952700 § {368,168.00)
81x100 37309000 & £328,642.00)
69 x 55 18650000 $ {138,066.00)
‘ B9% 100 188,509.00 3 {213.066.00)
80% 4580 1883200 § {80,968.00)
' 45 x 80 21,2800 § {76.233.00)
37 X85 567.965.00 $ 319.729.00)
T x98 21,2000 8 (97.336.00))
A6 x 9% 211.220.00 $ 1134,336.00
69x88 757,288.00 § (428.572.00)
BIxBE 53368700 S {340,008.00)
5% 400 42245800 § (376672000
0% Tl Home 373.018.60 § {108,882.00}
BO% Twin Hemo 42245800 § {58,542.00}




T0% Stacked Flals £

0% Stacked Flats. t $

0% Stacked Fials - it o 5 586.316.00
5

680,852 060
1.230,481.00

0% Townhomes 397 644,60

TotatIZ Uinits
TolutIZ Salas
Avorage iZ Price $ 100,874,07

@ jfmwian

8.780.267 .00 14.220,048.00)

TolaiUnits 304

Average Untt Price $  saem7s

TolaiSalos $ DE861.34.00 }
TotaHiZ Gap s R g

Bares] infopmation
Porcal Acteany
et Davoiopad Acras. | Ownar Qrecupied 304!

Rental 300

o 18 D\mﬁs tns Per_Acte{Ovmor Gecupiad Only)

T Monlhly Helding Cot of Land )

Bensity Bonus Information. . S

Nokehbarhood Pias Unil BIoiogon, ...
Lew Censiy

Low-Medlum Denggy

T Tolel Deveopment Plan U ds
equked

¢ Planring Unt)

¥ r upit 15% ef bonus untts
Net market rote bonus units

Patk Fee Information
Park Foe Credi

Park Maitanance Cogt por Yoar
Patk Mahtcnam ance Lendh Years

Park Dedication Informeticn
Pale Dedlcatbn Raduction Square Fest
Fag In Liey of Volsaton SR

“Reduction In Farking Seheiry

g0 cost of parking sta

- Farking Stal Redugtion
Numberafbonys Unts
Averaan Valus of Bonus Units

EFrenZone
IZ Frae Zore Mumber of Units {Plat) Maxdmum 20%.
12 Frae Zore Number of Units {Building}

Enn i
Nunbet of 51 units sWitch to atheched
unis. Masimum 75%

Parkin: SIBI Market Vakje

Parking Permks Grarded

yieyy

nits
Avnfg_qg Vakio of Bonus | Ur\ns
Resi%e;d Street Width
T.anath of Reducad Sireet Vg, Chiear Peet
ot parinesr fool “stardard street
Cost poriinear foot “narrov yireot’ ; Hi
Other. .

B AL G HONGRIG B
1. Sum of sales tifferential bw«een Mnmal

@ and 17 unis.

SN AL Pt

A, Denslty Bosus (¢ Lt Hloorar Rhan) I
o] bi20iE COB cOVEIAOR for unils 50% Z1%, [ (¥75,334 B3R NE
2.) Opportunity for grester margin provided
In bonus market rate units 11.50% 50% 530.023.00 {NA
B. Patk Feo Reductlon ~TTINA
€. Parkland Dedication Reduction =D
. Redustion InPe Reuuframent {Cost to Bulld) o iNA
(E. Cash subsidy to lower income I uniis o A
F. Gash subsldy to Projects <d0 5967 >4 i
rles wi undararound patking

2.} Oppartunity for grester margiy provided
oy bohys marietratounits 1.50% 50% - NA
B.20% 1Z Free Zone: Buliding F1.50% A

- Py . ICHy share of assumed merdln of 16% of 20] 31.50% 203254 |
1.557,386.00 |
Jm|mwmemlr{ed by, ense) TN

~ __INA
= _INA

- AiLand DGS‘ODVBW"MQ for I r;gmis on hons floor anly. 60% 21% E3 -

50% 21% $ s NA

.+ Opt fot greater
In honus market rate wnits
. Reduced Street Widths
B.Other:

11.50%, 30%

alte

§6,502.00

I U
SLM TOTAL OF VALUE GF INCENTIVES 5 1.860. 707,11

{5.751.801.00)
1860, 70741

Nots: Posltive number valus of 4 co5s.)
Mininmum Threshold
CwvarUndar adlustrment

$
$

Differetice $ {3.791.003.29)
£

Awoargo price per wni: s 31662278
Expocted 1Z units 45
Reduced iZ Units 48
Pavinant in fau at 10% of vahug $ 1.465.884.77

§ 127.449.11



Gap Analysis: Appraised Value Model Owner Occupied

1000 Oaks Neighborhood

Veridian Homes, 6801 South Town Drive, Madison, Wistohsin With Density Bonus Included Constans 102708
: Gap Closed 8 nits

Davaloper-provided independent verlables =
Cy-provided Independent vatiables =
Apprabor-provided independent varkbies=

Date of Fotm conipletion:

{Z Sales Price Date

N i RIS SRR
Bedreom  Unit Square Number of Dweling unts  Unit Seles Price Tow! Revenun
AN Count Footage
Mariet Singe Famiv Allsy Atvessed 45 %80 3 e C$ 252270000
3 7.186.550.00
(Value assigned by third party appretat; BT %85 3 $ 691,120.00
4 § 277708500
45 X585 3 $ 1,194,220.00
5 6.526.040.00
STx9% 3 ¥ £03,130.60
4 % B.127.085.00
Single Famiy, StreetAccessad 4 At $ 351,320.00
5385 EL B »gﬂl"ﬁ;{%b 5 4.745.040.00
4 e § 16,146,335.00
653100 35 Sl § 32290500
4 T $ 2,637.985.00
63 x 100 2 §  ADIBTE0.00
4 § 14,384,340.00
803 120 3 §  2480,980.00
4 §  TMBIT0.00
Exfsting House 4 § 4G60,000.00
Twin Home $ T23.000.00
Stacked Fiats $ 45780000
$ 24000000
Townhomes § 451,200.00
$ 185760000
Tote Markot Rate Units .
TotalMarket Rate Sales § 8535112800
Avarono Mariet Rate Price $ 334.730.04
Bedroom Unlt Square Number of Dwelling unfls 12 Fixed Unit Safes  Appaised Valus Totai Sales Total Rovanus Loss
Lot Type Count q
inclugionary T6% 45% 80 TAGL3E.00 § {403.612.000
(Vehs asskined by faird parly apprabal 3798 1.419.054.00 § {732,326.00)!
1% 100 araeEne § {329.642.000
EEES 373,018.00 § 1276,112.00)
60 x 0 156.508.00 § {213.056.60)
80% 45580 183,322.00 & {90,988.00)|
45 %80 21122800 § (76, 232.60)|
37248 567,8966.00 § (318,720.00)
45 %95 188.372.00 § (108,233,600}
51100 189,322.00 § (118,243,000
59x85 $4G610.00 $ (536,215.60)
5985 244, 316.00 § (453,344.00))
65 %100 168.322.00 & (150,243.00))
89100 7864400 B {374,486,00))
68 % 106G LTIV § 0 (1,130.016.00)
B0 x 120 21122000 § {230,336.00).
80% Twin Homes 21122000 $ (28771000
ab% Stacket Fifs 176,740.00 5 {53,360.00)
Stacked Flats 10877200 $ {42.228.00)
B0% Townhomes 17674000 S {49,880.00)
Townhomas 14844200 § 33.758.00
Fololi Untts
TotaliZ Saks B.942,814.00 § (575180100
Avorage 7 Prics 85 194,409.00
Total Unke 304
Average Unlt Price $ 313.486.80
Totat Saiss § 85,303.020.00

TolstZ Gap ) ] et S h

R

Total Revenus
A
Market Single Famiy, Alley Accossed a5 %80 & 2.803,%00.00
45 %80 $  B8.048.936.00
{Valus assigned by third party appralsaf) 37 %95 $  1477.826.00
. 37 %95 $ AG2BA75.00
45 %95 $  507.H0H0
45 %68 $ 3455665000
51x95 $  1.708.260.00
51x05 $ 5577.040.00
Single Famiy. StreelAccassed 51 %100 ¥ 307.555.00
510180 & 1,053,600.00
59x%85 £ 6227.865.00
59x 85 $ 21,096,725.00
86 x 100 $ 878.130.00
B85 2100 $ 2,537.8585.00
B89 X100 § O5271.810.00
69 x 106 8 17,184,295.00
B0 x 120 §  24B5900.00
B0 x 130 § 8,389,735.00
£xgsting House $ 460.000.00
‘Twin Home Fwin Hotma 3 482,000.00
Slacked Flats Stacked Fiats § 560230000
& 1,205,000.00
Tewnhomes Townhomes $  675.800.00
§ 3826.400.00
Total Macket Rate Unis
Tolai Market Rate Sales & 99,078,046.00
Average Market Rate Price
Bedroom Unit Sguare Number of Dweling units 12 Fixed Unit Seles  Appalsed Value Total Sales Total Revanuse Loss
Lot Typn Count ‘ontage Price
Incluslonnry 0% 4580 [Fo et Rt i -8 -
{Vakie asshned by third party appraisah 3Tx95 43 : - $ -
. 61x 100 4 - $ -
GOXE5 4 - $ -
69x 100 4u -5 -
80% A5 x BG 3 - $ -
A5 %8B0 LY 42245800 & (452.486.00}
37 %85 30 Y -
37 %95 4 - % -
45%95 5 - 0% -
£0x85 3 - s -
59x85 4 ] -
60 X100 4 - s -
0% Twin Home 4 - 5 -
80% Twin Home 1 42245800 S {59.542.000




0% Stecked Flals
B80% Stacked Fals
80% Slecked Fiats
8% JTownhomes

TotallZ Units

TFolatiZ Sakes

Averagie IZ Price

TotatUnits

Averagoe Unit Price

Toloi Sales

TolaiZ Gap

e
Parce! Information

§
$

& 1507.805.00 § 416,418.00)
% 108,400,25

5 331.128.00

Parcel Acrenoe

Het Developed Acras e OO CoGUDIRG

304

Reptal

3at

Net Dhweling Uais Per Acre {Crvmer Olceupiad Onily)
MontEy, analna cm ori. o T

BonsHy Bonus Informat]
Helhborhoed Plan um Brolncion...
LowW DBF}B*Y
Lovi-Madium Dansty

Tata! Nelghborhaat Flan Unis,
Totgl Dovabpmert Fian {infs

IZ Unts Ragulred

Bonys ynits above base densty (provided by Fiapning Und)

Botws unts thatare &z unds

16% of bonys unite

Nl markat rale

Park Foz Information

_PakFen c:_gm

Yeats

Square Feat
ERzA

erof |
A raua VH}HB 0'30"{55 Lints

EFreeZone

iz, Frea Zone Number of Unds (Piat)

Maxmum 20%

iZ Fres Zone Number of Units (Bulding)

unts.

Shift
Number of s-f iz unlts swilch to aftached
Madenitn 75%

Resldentlel Parding Pecmlts

e RGN SUE Mokt Valie

Pasiéna Pormts Granted

Advanced Nelghborhood Plan/Exsedited Review

Humber of menths saved in enttlement

WOTSUS "HOIMaEDrOCe ss”
[Nekrborhond Planping Eost
koshned Blan

Bedused Street Widih

Linsar Fant

A Degulg Bonug [uxcugg gp e Boor of modific
for u J:‘s st 50% 21% g (175, 728.841 [ NA
2 }0ppunumty lmg:eaisr frargin provided
In bonus market rate unts $1.80% 50% 519.657.85 [NA
B, Park Fea Reduction = iNA
. Parkiand Dedleation Redustion = INA
D. Reduction in Parking Recuirement [Costto Bufid) o bA
E. Cash subsidy to fower Income & units - iNA
F. Cash subsidy ta Projacts <43 5-f or >4 l
62 w/ spderarcund parking 3 - MR
v in downtown deslan zone
vierans for banus mitkot rate units on bohus floor om 0% 21% E -
ppo for greater matgin provided
I bonhys matket rate anits 11.56% 0% - |NA
2 one: Bullding 1L50% TIRA
1% 2. Zone: Plat ity share of ezsumed margin of 15% of 20| 11.50% 8,807.96
J. 75% SF to WE & Bnlt Shis 5383,615.00
K.Resldentll Parking Penmitsizevenue galned by legse), R [27Y
i Advance noighborhood pian ) - PA
M. Expedited Raview R [,
X, Modifleation of Nelghbo Pl I._
T El hiorhgod units 50% 2% £ - |MA
2} clad
In borus market rato units 11.60% 0% $ - __iNA
0. Reduced Street Widthe ] 50.502.00
P, Othoer;

SUM TOTAL OF VALLE OF INCENTIVES

'‘Gap’
Incertives.
Ditference
{Kote: Positive number Indleates value of Incenti loudated coste.)
Minkmum Threshoid
Overflinder adlustmest

Avearge price por uni: s 334.138.00
Bxpected IZ units )
Reduced i Units 38
Payment in fiou &t 10% of valie H 1,258,324,40

b 13245520

TR R A 87

{6,751,801.00}

11,630.97

]
$ 5,763.440.97
s
£




