City of Madison

Location
126 South Carrol Street
Applicant
Mark Binkowski - Urban Land Interests
Amended
- PD(SIP To: .
From (SIP) o PUD(SIP)
Existing Use

Parking structure

Proposed Use R .
Construct mixed-use building with

5,900 sq. ft. of commercial space
and 88 apartments

Public Hearing Date
Plan Commission

04 May 2015
Common Council

19 May 2015
For Questions Contact: Tim Parks at: 261-9632 or tparks@cityofmadison.com or City Planning at 266-4635
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LAND USE APPLICATION | CITY OF MADISON

FOR OFFICE USE ONLY:
215 Martin Luther King Jr. Blvd; Room LL-100 Amt. Paid Receipt No.
PO Box 2985; Madison, Wisconsin 53701-2985 " | Date Received
Phone: 608.266.4635 | Facsimile: 608.267.8739 Recelved By
o All Land Use Applications should be filed with the Zoning Parcel No.
Administrator at the above address. Aldermanic District
« The following information is required for all applications for Plan | 2°""8 District
Commission review except subdivisions or land divisions, which Special Requirements
should be filed using the Subdivision Application. Review Reguired By:
« This form may also be completed online at: [J urban Design Commission  [] Plan Commission
www.cityofmadison.com/developmentcenter/landdevelopment [[] common Council [Jother:

Form Effective: February 21, 2013

1. Project Address: 126 South Carroll Street

Project Title (if any): Anchor Properties Redevelopment

2.. This is an application for (Check all that apply to your Land Use Application):
Zoning Map Amendment from PD-GDP to PD-GDP-SIP

1 Major Amendment to Approved PD-GDP Zoning [:]v Major Amendment to Approved PD-SIP Zoniﬁg
[j Review of Alteration to Planned Development (By Plan Commission)

[C] Conditional Use, or Major Alteration to an Approved Conditional Use

[[1 Demolition Permit -

[ Other Requests:

3. Applicant, Agent & Property Owner Information:

Applicant Name: _Brad Binkowski - Company: Urban Land Interests .

Street Address: 10 E Doty St, Ste 300 City/state: _Madison, Wi : Zip: 53703
Telephone: (608 251-0706 Fax: - (608) 251-5572 Email:  bbinkowski@uli.com

Project Contact Person: Mark Binkowski Company: Yrban Land Interests

street Address: 10 E Doty St, Ste 300 City/State: Madison, Wi Zip: 53703
Telephone:  { 668) 251-0706 Fa  (808) 251-5572 Email: _Mbinkowski@uli.com

Property Owner (if not applicant}): 25 West Main Parking LLC

Street Address: 10 E Doty St, Ste 300 City/state: _Madison, WI Zip: 53703

4. Project Information:

Provide a brief description of the project and all proposed uses of the site: Urban Land proposes to construct a new, 9-story

mixed-use / apartment buildnng on the site of the current Anchor bank parking garage as part of the larger Anchor Properties Redevelopment project

Summer 2015 Summer 2017

Development Schedule: Commencement Completion

[



5. Required Submittal Information
_ All Land Use applications are required to include the following:

Project Plans including:*

* Site Plans (fully dimensioned plans depicting project details includihg all lot lines and property setbacks to buildings;
demalished/proposed/altered buildings; parking stalls, driveways, sidewalks, location of existing/proposed signage;
HVAC/Utility location and screening details; useable open space; and other physical improvements on a property)

e Grading and Utility Plans (existing and proposed) i
e landscape Plan (including planting schedule depicting species name and planting size)
¢ Building Elevation Drawings (fully dimensioned drawings for all building sides, labeling primary exterior materials)

e Floor Plans (fully dimensioned plans including interior wall and room location)

Provide collated project plan sets as follows:

e Seven (7) copies of a full-sized plan set drawn to a scale of 1 inch = 20 feet (folded or rolled and stapled)
e Twenty Five (25) copies of the plan set reduced to fit onto 11 X 17-inch paper (folded and stapled)
e One (1) copy of the plan set reduced to fit onto 8 % X 11-inch paper )
* For projects requiring review by the Urban Design Commission, provide Fourteen (14) additional 11x17 copies of the plan
set. [n addition to the above information, all plan sets should also include: 1) Colored elevation drawings with shadow lines
and a list of exterior building materials/colors; 2) Existing/proposed lighting with photometric plan & fixture cutsheet; and

3) Contextual site plan information including photographs and layout of adjacent buildings and structures. The applicant
shall bring samples of exterior building materials and color scheme to the Urban Design Commission meeting.

Letter of Intent: Provide one (1) Copy per Plan Set describing this application in detail including, but not limited to:

* Project Team e . Building Square Footage s Value of Land

s Existing Conditions o Number of Dwelling Units e Estimdted Project Cost

e Project Schedule e  Auto and Bike Parking Stalls ¢  Number of Construction & Full-
e Proposed Uses {and ft* of each) e Lot Coverage & Usable Open Time Equivalent Jobs Created

»  Hours of Operation Space Calculations e  Public Subsidy Requested

Filing Fee: Refer to the Land Use Application Instructions & Fee Schedule. Make checks payable to: City Treasurer.

Electronic Submittal: All applicants are required to submit copies of all items submitted in hard copy with their application as
Adobe Acrobat PDF files on a non-returnable CD to be included with their application materials, or by e-mail to
pcapplications @cityofmadison.com.

Additional Information may be required, depending on application. Refer to the Supplemental Submittal Reguirements.

6. Applicant Declarations

Pre-application Notification: The Zoning Code requires that the applicant notify the district alder and any nearby
neighborhood and business associations in_writing no later than 30 _days prior to FILING this reguest. List the
alderperson, neighborhood association(s), and business association(s) AND the dates you sent the notices:

See attached

-> |f a waiver has been granted to this requirement, please attach any correspondence to this effect to this form.

Pre-applicati‘on Meeting with Staff: Prior to preparation of this application, the applicant is required to discuss the
proposed development and review process with Zoning and Planning Division staff; note staff persons and date.

Planning Staff: Heather Stouder Date;, 12/16/14 Zoning Staff: ' Date:

The applicant attests that this form is accurately completed and all required materials are submitted:
Name of Applicant Brad BinkOWSki/'m elationship to Property: PreSidentv ULI
/ 7 3/
Authorizing Signature of Property Owner ?/ Date L{ ZD( 3
‘ ¥

— | [




LETTER OF INTENT
ANCHOR PROPERTIES REDEVELOPMENT
MADISON, WISCONSIN
March 4, 2015

This Letter of Intent addresses the development of the new mixed-use / apartment building on the site of
Anchor’s existing above grade parking ramp as part of the Anchor Properties Redevelopment.

The Anchor Properties Redevelopment calls for the renovation and expansion of the Anchor Bank office
building, the demolition of the existing above grade parking structure that is at the end of its useful life, the
construction of a five level underground parking structure beneath Carroll Street containing 548 parking stalls,
and the construction of a new mixed use building containing retail/restaurant space at the sidewalk level and
88 rental apartments. In order to meet the zoning requirements presented by the various elements of this
development, the City’s Planning and Zoning staff recommended that a Planned Development (PD) was the
preferred option. A Planned Development District provides flexibility in site design while supporting innovative
land use given the project’s economic factors. The zoning text reads that the PD option should be reserved for
“projects that create exceptional employment or economic development opportunities, or that include a
variety of residential, commercial, and employment uses in a functionally integrated mixed use setting”,
conditions that the proposed Anchor Properties Redevelopment embodies and is designed to achieve.

All three parcels of the site were previously zoned Downtown Core (DC), the purpose of which is to recognize
the area surrounding the Capitol Square as the center of both commerce and recreation in Madison. Under
that zoning, the project would have been limited to a maximum height of 88 feet above the high elevation of
the property. In order to create a project that is feasible, the site of the new apartment building needs to be
developed with enough density to make sense financially. With two historic buildings adjacent to the new
building, the new building needed to be designed to reinforce and compliment, and not overwhelm, the scale
of the historic structures. We believe, and the owners of the adjacent buildings agree, that the proposed new
building, which contains one floor of retail space and eight floors of apartments, is an appropriate and desirable
scale,

Urban Land Interests has previously received PD-GDP-SIP approval for the reconstruction and renovation of
the Anchor Bank building, the demolition of the existing above grade ramp and construction of the new
underground parking ramp, as well as PD-GDP approval for the construction of the new apartment / mixed-
use building. This approval was granted on October 7, 2014 by the Common Council and documented in
Heather Stouder’s approval letter dated October 8, 2014. That approval allowed Urban Land Interests to close
on the purchase of the building and to progress this development to a point where detailed architectural plans
could be prepared, construction costs finalized and the terms of the City of Madison’s financial assistance
package negotiated. The tax incremental financing (TIF) terms required to make the underground parking
feasible were unanimously approved by the Common Council on Tuesday, March 3, 2015. Additionally, ULl has
worked to finalize the plans for the mixed-used / apartment building. The architectural plans submitted for the
SIP approval are consistent with the massing and detailing the City of Madison approved in the PD-GDP,

At this time, Urban Land Interests is seeking PD-GDP-SIP approval for the construction of a 9 story, 88 unit,
mixed-use apartment building at 126 South Carroll Street, the site of the existing above grade parking structure
that will be demolished as part of the Anchor Properties Redevelopment.




NEW RENTAL APARTMENTS

Demolition of the existing above grade ramp and construction of the new underground ramp will permit the
construction of a new, 9 story mixed use building. The plans call for 11 units per floor, which produces a total
of 88 rental units. The total square footage of the mixed-use building is roughly 120,000 square feet. With a
total count of 88 apartments, nearly 77,500 square feet of livable space will be created. Additionally, the
apartment building will contain 2,200 square feet of amenity space for the residents as well as 5,900 usable
square feet of retail space on the ground floor. The unit mix will be 68 percent 1 bedroom and 32 percent 2

bedrooms.

The design of the building is intended to minimize the impact of the new building on the two historic buildings
that anchor the triangular block. Along Hamilton Street, a contemporary three story fagade clad in granite and
terracotta will unify the two historic properties, and will step back from the property line in deference to the
historic buildings that book end the block. Behind the terracotta fagade, an attractive landscaped roof terrace
will provide usable outdoor space for apartment tenants. The upper floors of the apartment floor plates are
arranged in an L shaped configuration enclosing the courtyard and terminating against the back sides of the
historic Jackman and Baskerville buildings. ULI has had extensive and detailed discussions with our neighbors
and have an agreement documented by an executed letter of intent with the Baskerville Condominium owners
that addresses all of their concerns regarding the impact of the proposed building. Given this agreement, the
Baskerville Condominium Owners support this development.

DEVELOPMENT TEAM
Developer: Urban Land Interests, LLC | Madison
(608) 251 - 0706
Architect: Valerio Dewalt Train Associates | Chicago
(312) 260 — 7300
General Contractor: J.H. Findorff & Sons | Madison
(608) 257 — 5321
Structural Engineer: Robert Darvas Associates | Ann Arbor
(734) 761 - 8713
Surveyor: D’'Onofrio Kottke & Associates | Madison
(608) 833 — 7530
Landscape Architect: Ken Saiki Design | Madison
(608) 251 -3600
CONSTRUCTION SCHEDULE

The expected construction schedule is as follows:
- Construction Start (demolition of existing ramp}): May 2015
- Start Date for Anchor Bank Renovations / Expansion: June 2015
- Start Date for New Apartment Building: Summer 2016
- Completion of Anchor Bank Building: Spring 2017
- Completion of New Apartments: Summer 2017
- Initial Occupancy: Summer 2017

Urban Land fnderests



PROJECT ECONOMICS

At a ratio of one employee per 250 to 300 square feet, the completed building, which contains roughly 175,000
square feet of office space, would accommodate approximately 600 — 700 employees. With the additional
30,000 square feet of retail space and an average ratio of one employee per 300 to 450 square feet, another
75 — 100 employees would be generated.

ULI purchased the Anchor properties on December 19, 2014, The value of the land for the mixed use building
is estimated at $3,400,000 based on a current appraisal. The renovation and expansion of the Anchor Bank
building will cost approximately $27,000,000, with an additional $6,500,000 budgeted for tenant improvement
costs. J.H. Findorff & Son’s construction cost for the underground parking ramp is $22,800,000, with the
apartment / mixed-use building at $20,000,000. In total, construction of the Anchor Properties Redevelopment
is budgeted at approximately $76,500,000. At this time, Urban Land is actively engaged with contractors in the
process of value engineering in an effort to explore any areas for potential cost savings.

Urban Land Interests’ plans to purchase and transform the Anchor Bank building into a Class A office facility
are contingent upon creating parking that can support the needs of tenants and visitors.

To reduce the parking deficit to an affordable level, Urban Land will enter into an agreement with the City of
Madison to have the City provide $13,317,000 in Tax Incremental Financing. This agreement was the outcome
of extensive conversations between the developer and City, and ultimately City staff decided a traditional
TIF loan was more favorable than using CDA lease revenue bonds and a pay-as-you-go TIF credit structure
that was initially discussed. The term sheet for the TIF loan has received unanimous approval from both
the Board of Estimates and the City of Madison Common Council, enabling ULI to move ahead with this
exciting development.




