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The Hub at Madison
Combined Submittal

Letter of Intent

The following document outlines the Combined Submittal for "The Hub at Madison", an exciting new mixed-use, student
oriented development. Core Campus is working with Antunovich Architects to design a new state-of-the-art student
residence tower, with vibrant street level commercial and unique amenities throughout the building. Located at the corner
of vibrant State Street and Frances Street, the Hub will enhance the unique retail and entertainment district of State Street
and Downtown Madison.

The new building will house a creative mix of studio, one, two, three, four and five bedroom student apartments with 81
beds on a typical upper floor level. Each bedroom will contain a private bathroom along with generous living areas.
Terraces will be included on typical levels to improve certain units and to create interest on the building exterior. The roof
of the building will house a state-of-the-art pool and a spectacular amenity area on the second floor overlooking State
Street. A marvelous lobby will be developed on the ground floor along with a marketing suite and retail shops. Retail on
the first floor of the building will be developed in a spectacular manner to enhance and celebrate the exciting retail
streetscape that exists on State Street. 160 Parking spaces will be located behind the first floor retail and lobby on two
floors, fully screened from the adjoining streets.

Total Building Square Footage: 489,124 gross square feet

Proposed Uses:
Retail: 21,959 square feet
Flex: 0,948 square feet
(Retail, Commercial or Residential)
Residential: 329 units
996 total bedrooms
Parking:
Automobile:  Required: 0 stalls
Supplied: 160 stalls
Moped: Required: 0 stalls
Supplied: 45 stalls
Bike: Required: 557 stalls Residential Stalls (assumes all flex space as residential)
15 Retail Stalls (assumes all flex as retail)
Supplied: 145 general use stalls
600 Residential stalls (in units)
Loading: 1 off-street loading stall

Useable Open Space:

2nd Floor Courtyards: 17,832 square feet
Balconies/Terraces: 8,290 square feet
Rooftop Courtyard: 10,500 square feet

Combined Submittal

Zoning Map Amendment: Urban Mixed Use to Downtown Core

Demolition Request

Conditional Use: Building in excess of 20,000 square feet

Project Information

Project Name
The Hub at Madison
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Existing Conditions

Address/Existing Use
441 North Frances

431 North Frances Street
529 1/2-531 State Street
529 State Street

432 West Gilman Street

Parcel Identification Numbers:
441 North Frances
431 North Frances Street
529 1/2 State Street
531 State Street
529 State Street
432 West Gilman Street

Aldermanic District:
Neighborhood Association:
Alder/Neighborhood Notification:
Legal Description:

Lot Area:

Existing Zoning:

Downtown Plan:

Comp. Plan Designation:
Development Schedule:

Re-Zoning Request

The property located at 431 North Frances Street is requested to be rezoned from Urban Mixed Use to Downtown Core,
consistent with the balance of the site. The portion to be re-zoned is 3,232 square feet.

Certified Survey Map

A separate Certified Survey Map packet has been submitted to combine all of the parcels into one parcel. This item will

University Inn (45 rooms)
Commercial (14,277 square feet)
Apartment Building (4 Units)

Surface Parking

Upper Floor Residential (2 units)
Commercial (5,184 square feet)
Surface Parking

0709-232-0211-6
0709-232-0212-4
0709-232-0209-1
0709-232-0210-8
0709-232-0208-3
0709-232-0218-2

District 4

Alder Mike Verveer

State Langdon Neighborhood Association
April 22, 2013 See Exhibit B

See Exhibit A

1.62 acres

Downtown Core

Urban Mixed Use

State Street District

Downtown Core Mixed Use

State Street District

Early 2014 Construction Start
14-18 Month Construction Period
Target Opening: August 2015

be a separate submittal and approval item.

Demolition Request

The three existing buildings on-site will be demolished as part of the development, with the key elements of the facade at

529 State Street to be retained/integrated into the project design.

431 North Frances Street

431 North Frances is a former single family residence that has been converted into a four unit apartment building with
significant alterations and has reached functional obsolescence.
- v g ._I '.\..I.' I = F Far o I "" W -'.-
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441 North Frances Street

441 North Frances Street is the mixed use University Inn Hotel and commercial building. While functional,

redevelopment of this key corner creates unique opportunities for new housing and commercial uses in a highly visible
cornet.
-
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529 State Street

529 State Street is being evaluated for integration and preservation of the State Street tile facade. The balance of the
building is a cinderblock building and is proposed for removal.
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Conditional Use Request

Per the Downtown Core Zoning District, buildings in excess of 20,000 square feet shall obtain conditional use approval
and shall be reviewed against the Downtown Urban Design Guidelines.

The project is also requesting the following modifications per the conditional use request:
1.) Reduce the number of off-street loading stalls required for the building to one stall.
2.)  Reduce the required general bike parking stalls to 145 stalls. This reduction will be off-set through the creation
of750 bike stalls within the residential units.

Downtown Design Guidelines
A. Site Design + Building Placement

1) Orientation

Buildings create and spatially define the public space (streets and sidewalks), and how a building faces this public way is a primary factor in what it
contributes to the urban character of an area by reinforcing a consistent street wall and enhancing the pedestrian realm.

a. Any building facade adjacent to a street should address the street and reinforce the density of the urban block form
created by the boundaries of the property line and adjacent built forms built to the property line of the street.
The proposed building holds and activates all three adjoining streets with building forms placed at the property
line.

b. Buildings should be sited so that portions of the building designed for service uses, such as loading docks and
dumpster enclosures, are not part of the street fagcade. When a lot configuration requires such activities from a
street, these components should be architecturally integrated into the design of the fagade.

The service area will be access off of the Gilman Street fagade and will be architecturally integrated into the
design of the facade.

c. The street level of a building should be designed with active uses and architecture that engages the street/sidewalk
in a contextually appropriate manner, and integrates the building architecture and the landscape architecture.
Retail and residential uses have direct access and integration with the adjoining streetscapes.

d. Buildings should be oriented to preserve and enhance the views identified on the Views and Vistas Map in the
Downtown Plan.

No prominent views and vistas are impacted by the project which is conforming with the overall
height regulations for this site.

e. Buildings at the intersection of streets should have a strong corner presence.
The building architecture reinforces the Frances/State Street intersection with key architectural

elements, entrances, and overall massing.

2) Access + Site Circulation

How people, bicycles, and motor vehicles access a site and circulate within it and around it can be a critical determinant in how it relates to its context. A
primary goal is to maximize uninterrupted pedestrian access within a given block to enhance and maintain all areas of the Downtown as pedestrian
friendly. Another goal is to minimize the visual presence of motor vehicle circulation, parking, and service functions, including minimizing the visual
impact of parking structures and parking lots on the streetscape.

a. Parking facilities beneath a building should not be considered a valid reason to establish an occupiable first floor
more than three (3) feet above the grade of the sidewalk along any adjacent street, nor to include long segments of
blank wall on any side of a building.

Underground parking is not included in the project. Retail and residential entrances are
programmed to be at sidewalk grade on all three streets.

b. Driveways should be oriented 90 degrees to the street, and shared driveways are encouraged. Designs should
provide clear vision of pedestrians on sidewalks crossing any driveway.
The Gilman Street access is 90 degrees to the street and will be designed to maintain site
triangles/visual access with the sidewalk.

c. Porte-cochere type entries, drop offs, or circular drives should not be parallel to the street or within the right-of-way,
nor should they be oriented to require more than one curb cut. Queuing space for motor vehicles should not impede

pedestrian movement along any public sidewalk nor be designed in such a manner that it unnecessarily widens the
driveway.

Not included in design.

3) Usable Open Space = Residential Development

Residents living in this densely developed portion of the city enjoy a variety of conveniently located urban amenities and may not require the amount of
on-site usable open space as other parts of the community. However, the provision of quality on-site useable open space is necessary to create a quality
living environment.

a. Project designs should provide attractive, safe and creatively designed yards, courtyards, plazas, sitting areas or
other similar open spaces for building residents.
Large open spaces are provided at the second floor terrace and at the rooftop pool terrace.
Balconies and private terraces are provided for select units.

b. All residents should have access to some form of open space, whether it is private (such as patios or balconies) or

common open space (such as yards or roof decks). A suggested minimum size for a balcony is 4.5 feet by 8 feet.
See a. above.

c. At some locations, side and rear yards sufficient to provide usable open space may be limited, and outdoor open
space may not represent the most beneficial use of a limited site when the overall density of development is
relatively high. Common recreational facilities and social activity spaces in the development may be considered
toward meeting some of the need for usable open space. “Permeable” first floor spaces that provide an opportunity
for indoor activities to extend to outdoor spaces are encouraged.

See a. above.

4) Landscaping

How a site is landscaped-- particularly in a dense urban environment-- can “soften” hard edges, make a site more inviting, and bring color and interest
to a development. Well landscaped sites also create informal gathering spaces and enhance the adjoining public improvements.

a. The design emphasis should be on creating an “urban” landscape, incorporating site amenities such as linear planting
beds or seat walls, street furniture, public art, lighting, and landscape materials. These features should be
architecturally compatible with the styles, materials and colors of the principal building on the lot and those in the
immediate area.

The project is designed to maintain the adjoining streetscape landscape with impacts limited to the
relocation of one tree along Gilman Street.

b. Context appropriate landscaping should be provided along the front facade. Appropriate landscaping will depend on
factors such as the setbacks, shape, size, and orientation of the building.
Met
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c. Plant species should be selected based on their compatibility with an urban environment. Planting environments
should be designed to provide plants the greatest potential to grow to maturity in a healthy state, such as use of
planting beds, structural soils to promote root growth, and considering salt tolerance. Ease of maintenance should
also be considered.

Met

d. Public art should be encouraged where it is an integral part of the design approach to these spaces.
The public art along Frances Street is not impacted by the proposal.

e. Outdoor seating areas and cafes on private property are encouraged provided they do not interfere with pedestrian
flow and circulation along the sidewalk and from public ways to building entries or amenities, such as bicycle racks
and benches.

f. Canopy trees should be encouraged and planted to imply human-scale spaces and mitigate the urban heat island
effect. Where canopy trees are used, site design should provide sufficiently sized tree pits or planting beds and
appropriate planting medium to provide for healthy tree growth.

Existing street trees will be maintained with the exception of one tree along Gilman Street
which will require replacement and relocation.

5) Lighting

Appropriate site and building lighting can create interest and a safe and welcoming environment. Lighting can also reinforce architectural elements such
as entries, structural bays, or shop windows. Excessively lighting a site or building can create glare and greatly detract from the ambiance of a street,
while insufficiently lighting a site can result in dark spots and raise safety issues.

a. Exterior lighting to accentuate the building architecture and landscaping should not be excessive in either amount or
intensity.
Met
b. Building entrances and entryways and other walkways should be lit sufficiently to create inviting and safe building
access.
Met

c. Building-mounted fixtures should be compatible with the building facades.
Met

d. Full cut-off fixtures should be used. Lighting should not spill into the sky, encroach on neighboring properties, nor
cause excessive glare.
Met

e. The lighting on the top of a building should not compete with the view of the Capitol dome in views of the skyline.
Met

a. The proportions and relationships of the various architectural components of the building should consider the scale
of other buildings in the vicinity. In areas where the Downtown Plan recommends significantly taller or larger
buildings than currently exist, this guideline should consider the evolving context.

The massing of the building is consistent with the surrounding buildings and Downtown Plan
recommendations.

b. Larger buildings should solve any problems that their scale may create to ensure a pedestrian-friendly quality.
Articulation of buildings in both plan and profile may help break up the mass of large buildings. Stepping back the
upper floors from lower floors may be appropriate to minimize overall scale and minimize shadow effects.

The articulation of the building architecture is consistent with the surrounding buildings.

c. The mass of a building should not negatively impact views identified on the Views and Vistas Map in the Downtown
Plan. Applicants may need to prepare viewshed studies for others to fully understand potential impacts.
No prominent views and vistas are impacted by the project which is conforming with the overall
height regulations for this site.

d. Shadow studies may need to be prepared by the applicant for buildings that adjoin public open spaces, or streets
and sidewalks with particularly heavy pedestrian volumes, to demonstrate that these important public spaces are
not negatively impacted by excessive amounts and/or durations of shadows.

Shadow studies have been included in the packet.

2) Building Components

Most buildings are experienced from a variety of perspectives, which change as a person moves about the city. Correspondingly, how the top, middle,
and base of a building are designed also influences these interactions, and all must work within a complete architectural form. The Downtown Plan
places an emphasis on creating an interesting skyline that reflects the underlying topography, and the design of the top of a building influences the
skyline. Likewise, the Plan places an emphasis on making great public spaces, streets, and engaging pedestrian environments, and the design of a
building’s lowest four floors define the public realm and are the primary contributor to a pedestrian’s perception of a street.

a. The lower levels of street facing facades should generally incorporate a higher level of visual interest and richer
architectural detailing. One way to achieve this is to locate active use areas on lower level street side spaces within
a building, which could be reflected in the exterior architecture of the corresponding facades.
Met

b. A positive visual termination at the top of the building should be an integral part of the design from both the distant
view and the pedestrian perspective. A positive visual termination could include projections or relief from the
building facade or visual interest in the building form as it meets the sky.

Met

c. Roof forms should be used to integrate rooftop equipment, telecommunications equipment, and other devices so as
to express/conceal them as architectural elements. Large mechanical penthouses and elevator overrides should be
fully integrated into the building architecture and be appropriately-scaled to serve as architectural features and
avoid the appearance of being “plopped” on top.

Met

B. Architecture

. 3) Visual Interest
1) Massing E—
As emphasized in the Downtown Plan, it is especially important to create a comfortably-scaled and thoughtfully detailed urban environment through the
use of well-designed architectural forms and details. Well-designed buildings add visual interest and variety to the massing of a building, help define the
public space, engage the street, create an interesting pedestrian environment, and help break up long, monotonous facades. Articulation also is a
primary means of providing a human scale through change in plane, contrast and intricacy in form, color, and materials.

Building massing is an important determinant in the quality of the urban environment and in how “welcoming” a street is perceived. Important aspects
to this specifically related to massing include the preservation of natural light, sunlight and ventilation to the street, as well as preventing the feeling
that large buildings are looming over the street and creating a canyon effect. The mass of a building can also enhance the pedestrian experience by
creating more human-scaled development.
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a. Buildings should have an overall design composition with a secondary and tertiary composition within it. All sides
should have a similar design composition and quality of materials that make a positive contribution to the built

urban environment.
Met

b. Franchise corporate/trademark building designs should be altered to fit the desired character of the district.
To be determined based on future tenant needs.

c. The design of buildings fronting on State Street should reflect the historic pattern and rhythm of storefront bays on
the lower level. If the interior space is wider, each bay should be articulated and have the ability to create its own
entrance. A combination of good physical features and varied activities should result in a livelier street.

Met

d. Balconies should not extend over the public right-of-way.
Met

4) Door and Window Openings

As emphasized in the Downtown Plan, it is especially important to create a comfortably-scaled and thoughtfully detailed streetscape and how the
openings in building walls (windows, doors, etc.) are incorporated have an influence on the perception of a building’s mass and how it is experienced by
pedestrians.

a. The size and rhythm of windows and doors in a building should respect those established by existing buildings in the
area where a clear pattern exists, and the residential and/or mixed-use nature of the building.
Met

b. Existing traditional buildings should not have window openings with different sash configurations, smaller windows,
or materials inappropriate to the original design. Transom windows should remain transparent/translucent.
Not applicable

c. Entrances, including doors, should be sized and articulated in proportion to the scale of the building and should be
architecturally compatible with the style, materials, and details of the building as a whole. Entrance definition and
articulation may be achieved through use of architectural elements such as: lintels, pediments, pilasters, columns,
porticoes, porches, overhangs, railings, balustrades, and others, where appropriate.

Met

5) Building Materials

The Downtown Core and Urban Mixed Use Districts are generally the most dense and heavily used areas of the city, and buildings in these districts are
exposed to a high level of use. An integrated palette of high quality, durable building materials can enrich the pedestrian environment through the use
of scale, color, texture, and architectural details.

a. Avariety of complementary exterior building materials may be incorporated to provide visual interest to the
building. The palette of materials should not be overly complex.
Met

b. All sides of a structure should exhibit design continuity and be finished with high quality materials. Materials should
be those typically found in urban settings.
Met

c. If material changes are proposed, they should generally occur at inside corners or be delineated by a specific
transitional detail such as a pronounced belt course or substantial reveal.
Met

6) Terminal Views and Highly-Visible Corners

The design of buildings occupying sites located at the end of a street, on a highly-visible corner, or in other prominent view sheds can serve as a focal
point and the design of such structures should reflect the prominence of the site. Particular attention should be paid to views from these perspectives.

a. Corner buildings should define the street intersection with distinctive architectural features such as tower elements,
rounded walls, recessed entries or other design features.
Met

b. Buildings located at visual focal points should demonstrate a higher degree of architectural strength to emphasize

their location.
Met

c. New buildings on flatiron corners, as identified in the Downtown Plan, should include a design approach that reflects
the acute angles of the site.
Not applicable.

7) Awnings and Canopies

Awnings can add color and texture to a streetscape, provide shelter for pedestrians and protect storefront displays from sun exposure.

a. Awnings should not be internally illuminated so that they glow and become beacons that attract attention to the

establishment.
Met

b. Awnings and canopies should be compatible with building design in terms of the rhythm and design of the storefront
bays, material, details, massing, and form.
Met

c. Awnings and canopies should not cover up architectural details.
Met

8) Signage

Signage is for the purpose of identifying a business in an attractive and functional manner rather than to serve as general advertising for a business.
Well conceived signage can contribute positively to the character of a street or district. Too many signs and too much information on one sign can
overwhelm a viewer and make a sign less effective, and too much signage on a building, block, or street can easily result in visual clutter. The guidelines
below are in addition to the requirements of the Madison Sign Code.

a. Signage should be integrated with and be compatible with the architectural scheme of a building.
To be met at time of signage packet review.

b. Messages should be simple-- only including the name, address, function (i.e. restaurant), and logo of the
establishment.
To be met at time of signage packet review.
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Exhibit A: Legal Description

Part of Lots 14 and 19 and all of Lots 1, 2, 3, 4, 5, 11, 12 and 13, (Wells) Plat of Block 9 University Addition to Madison,
as recorded in Volume A of Plats, on page 10, as Document Number 179027, Dane County Registry, located in the
Northeast Quarter of the Northwest Quarter of Section 23, Township 07 North, Range 09 East, City of Madison, Dane
County, Wisconsin, more fully described as follows:

Commencing at the South Quarter corner of Section 14; thence South 01 degree 22 minutes 20 seconds West, 34.41 feet
to a point on the south right of way line of State Street; thence North 88 degrees 37 minutes 40 seconds West along said
south right of way line, 151.04 feet to the point of beginning; thence South 01 degree 27 minutes 49 seconds West, 132.00
feet; thence South 88 degrees 37 minutes 40 seconds East, 7.37 feet; thence South 43 degrees 51 minutes 50 seconds East,
86.49 feet to a point on the northwest right of way line of West Gilman Street; thence South 46 degrees 22 minutes 07
seconds West along said northwest right of way line, 167.05 feet; thence North 44 degrees 08 minutes 10 seconds West,
132.27 feet; thence South 46 degrees 16 minutes 05 seconds West, 61.52 feet; thence North 88 degrees 41 minutes 59
seconds West, 62.88 feet to a point on the east right of way line of North Frances Street; thence North 01 degree 22
minutes 20 seconds Fast along said east right of way line, 262.00 feet to a point on the aforementioned south right of way
line of State Street; thence South 88 degrees 37 minutes 40 seconds East along said south right of way line, 250.21 feet to
the point of beginning. This description contains 70701.77 square feet or 1.62 acres.

10
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Exhibit B: Alder/Neighborhood Notification

VANDEWALLE &
ASSOCIATES INC.

Teo:  Alder Mike Virves:
Alder Scott Resnick
Alder Ledell Zellars
Joe Magmne, State-Langdon Meghbathood Assomation
Calin Bowden, State-Langdon Meighborhood Association
From: Bran Munzon
CC: Marc Lifshin, Care Campus
Heather Stouder, City of Madison
Brad Mulling, Mullins Group
Dare: April 22, 2013
Fe:  Submirtal Motificaton

The Core Campus development team 'will be pursuing a demoliion perrmit, rezoning, and
conditional uise approval for a rmiyed use university focused project known as "The Hub at
Madizon", Located ar the intersection of State & Frances The Hub at Madison iz an exciung new
mized use project featuring 25,000-30,000 square feet of retal and 250-300 residences. Through
the redevelopment of the University Inn site, this project will brild upon the State Street
experience and offer new residential opporhunities with unpasalleled amemities. Targeted for
sonstruction in 2014, this project will be working through the review and spproval process over
the course of the year and we welcome the opportumty to present the project for input and
discusson

This project will be submiting a formal application on May 22, 2013 for the properties located at
529-557 State Street, 431-441 Morth Frances Street, and 432 West Gilman Street, and will inchade
a demnolinen request for the three buildings on-gite, 4 rezoning request for 431 Morth Frances
from Urban Miged Uze (UME) to Diowntown Core (DC), a condibonal use request for the
preposed butlding, and a certified survey map combining the lots into one parcel. The project is
located in TIF district 32, but wll not be requesting any subaidy, This submittal date tentatively
comesponds to an Urban Design Committee meeting on July 10, 2013, a Flan Commission
meeting on July 22, 2013, and Common Council meeting on August 6, 2013,

Aldet Vervess wall be hosting a neighborhood meeting for this project on Apnl 29, 2015 and wall
we have more informaton avalable for discussion at that time,

120 Eost Lakesice Street = Maodison, Wiscorsin 53715 = 408.255.3558 = 408.255,0814 Fax
242 Morfh Water Streat » Milwoukes, Wiscorsin 53202 » 414,421 2001 = 414 732 2035 Fox

Fapirg. plaoces, shararg Shdrtes

11
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