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Date:  May 13, 2020 

To: Urban Design Commission and Staff 

From: Anne Neujahr Morrison, 2902 East Washington Avenue LLC 
 10 East Doty, Suite 300 
 Madison, WI 53703 

Re:  Informational Presentation 
Letter of intent  
2902 East Washington Avenue Redevelopment 

 
Dear Ms. Glaeser and Urban Design Commission Members: 

2902 East Washington Avenue LLC will be seeking necessary approvals to redevelop the site located at 
2902 East Washington Avenue, 2812-2814 East Johnson Street and 401 North Lawn Avenue. The East 
Washington Avenue and East Johnson Street parcels are currently in Urban Design District 5. The North 
Lawn parcel by itself is currently not in an Urban Design District, but is a part of this proposed project.  
The following letter and attached plans are submitted as part of the Informational Presentation to the 
Urban Design Commission.   

We have sought and received great feedback on this project from neighbors and City Staff for many 
months and have worked diligently to incorporate that feedback.  We hoped to make an in person 
informational presentation in April, yet due to COVID-19 we were unable to do so and due to schedules 
we were advised not to make an informational presentation to UDC until now.  We have appreciated 
City Staff’s help and guidance as we navigate these traumatic times.  We are very excited about the 
evolution of the design and look forward to your feedback as we continue the approvals process.    

PROJECT TEAM: 

The Project Team includes Anne Neujahr Morrison and Tom Neujahr (Urban Land Interests and New 
Year Investments) as the developer, Potter Lawson with MoTiS as the Architects and Graef as the 
Landscape Architect.   

PROJECT OVERVIEW:  

The proposed Project consists of a new mixed-use building to provide high-quality, mixed-income 
housing along the future Bus Rapid Transit (BRT) route.     

The new building will include: 

 4-5 Stories of residential apartments, 135 units total,  fronting both East 
Washington and North Lawn Avenues 

 Interior amenity spaces to serves residents and a landscaped exterior courtyard 
 One level of underground parking for residential tenants 
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 Approximately 8,000sf of neighborhood retail along East Washington with 11 
associated surface parking stalls   

CURRENT USES:  

The Project is located near the intersection of East Washington, East Johnson and North Lawn Avenues, 
just behind the existing Car-X which was approved by UDC in 2018. The site is comprised of three parcels 
that are all zoned CCT.  No rezoning is necessary to accommodate the proposed uses.  

1. Former Ella’s Deli 

The portion of the site at 2902 East Washington Avenue was home to Ella’s Deli, a much loved 
Madison-institution that closed in at the start of 2018. Before Ella’s closed, all of the interior fixtures 
were auctioned by the then owner.  No toys, furniture or restaurant fixtures remain in the 5,561sf 
building.  The Ella’s property also includes approximately 75 surface parking stalls.   

2. Vacant Rental Home 

Next to Ella’s Deli at 2812-2814 East Washington Avenue is a small house that had been carved into 
three small apartment and was primarily used as an Ella’s Deli office and workshop. The house is 
currently vacant and the apartments, and structure are in poor condition.  

3. Office Building 

The portion of the site at 401 North Lawn Avenue is a former 1970s-era church building that has 
served as the offices for the Wisconsin Tax Payers Alliance (now Wisconsin Policy Forum) for nearly 
two decades.  The Wisconsin Policy Forum has plans to relocate its offices. 

ARCHITECTURE 

The architectural team carefully considered the existing fabric of the East Washington corridor and the 
primarily residential context within Eken Park.  Initially, to maximize the area allowed within zoning, the 
team explored a single, much larger building.  After engaging with stakeholders and working to find an 
appropriate design solution, the team opted to downsize the development and break the single mass 
into two forms-one that faces East Washington and one that fronts North Lawn Avenue.  We see the 
two forms having architectural identities that are related, but distinct.   

North Lawn Avenue  

The 300-400 block of North Lawn Avenue is a transitional block. On the corners are the Car-X 
and the African Store, followed by the existing Policy Forum office building and then a series of 
single family and multifamily homes.  Our design seeks to sensitively transition from the busier 
commercial avenue to the residential neighborhood.   

The North Lawn portion of the building is set back from the sidewalk similar to adjacent 
structures to create a gracious front yard and we have followed the City’s guidance to create 
relief and setbacks as the building abuts the residential area.   
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The North Lawn portion of the building is clad in vertical siding similar to many of the other 
multifamily buildings found throughout Eken Park. The building is designed with windows that 
maximize natural light into the units while still providing excellent acoustical separation from 
outside noises. The face of the building shifts slightly, stepping back and forth 2’ for every 24’ of 
frontage to create rhythm and break up the mass.  The first floor of the building has a small 
horizontal canopy element to create a visual base and provide a unique ground level treatment 
that is distinct from the upper floors.  

East Washington 

East Washington is a high traffic, loud and colorful corridor.  Our Project seeks to complement, 
and elevate its surroundings. The exterior of the East Washington form is predominantly lighter 
colored brick with wood toned cement board accents. Great care was taken to use a light 
palette of high-quality, sustainable and durable materials, consistent with the quality we hope 
to see in the future along this corridor.   

We are avoiding the creation of large unbroken facades in several ways while also avoiding 
making any cartoonish loud moves.  The East Washington facades have a consistent window 
pattern that is then broken down with the addition of varying sized fiber cement panels within 
the brick surrounds.  The brick itself is detailed with relief bands at every floor.  An angled brick 
detail appears adjacent to many of the windows.  The amount of fiber cement varies from floor 
to floor and is a consistent design element that ties the form together and relates back to the 
North Lawn façade.   

The East Washington elevations have a clear base and top.  The base is storefront with careful 
additions and subtractions of volume.  At the top of the building there is an additional detailed 
brick relief band to give the form a tailored finish.   

MURAL ART 

From a vehicle, the detailed brick and plank sides of the East Washington building are very visible, but as 
you drive or walk by, facing directly against  East Washington, the building will feature a privately 
commissioned art piece that will add a flamboyance that matches the rhythms, colors, and characters of 
the surroundings.  The site is surrounded by bright signs and colors.  The sign for one nearby liquor 
store, for example, is nearly a story tall and bright orange.  The large mural art piece will be an inspiring 
addition to the cacophony of East Washington while the more retrained facades will make the building a 
welcoming home for residents.   

The mural will be a framed element that is set back within the brick façade.  The muraled façade is 
slightly taller than the other brick facades to create a distinctly framed area for the art work.  By creating 
the frame, the rest of the building can have the more elaborate brick and fiber detailing in a way that 
supports but doesn’t compete with the art work.  

The painting will be done on the same brick that occurs throughout the building so that the underlying 
building maintains its integrity.  The art will be designed and painted to last for around 30 years or more. 
It will not be signage or advertising—it will be art.  For our privately commissioned mural art piece, the 
team has sought proposals from three experienced artists. We are waiting to commission the art piece 
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pending the approval of our land use application but we understand that UDC may require that we 
return to have the mural separately reviewed once the design of that element has progressed.  We look 
forward to that step.   

LANDSCAPE DESIGN 

This informational submittal does not include information regarding the landscape design.  It is an area 
of great importance to us. We are working with Ed Freer and Joe Porter of Graef on the landscape 
design, including the areas along North Lawn, East Washington and the courtyard space. We will be 
submitting those plans with our full UDC and Land Use Application. 

COMMUNITY OUTREACH:  

The Project is located on the very edge of the Eken Park Neighborhood.   We began engaging the 
neighborhood in 2019 as we worked to determine the future of the site.  With input from the 
neighborhood we have reduced the scale of the Project from what we originally envisioned and what 
zoning allows. We have found the neighborhood to be very engaged and thoughtful and have enjoyed 
and incorporated a lot of what we’ve learned about the area into our design and program.  On April 20, 
Alder Syed Abbas and the Eken Park Neighborhood Association promoted and hosted a meeting 
regarding the Project.  The project was very well received and there was a particular enthusiasm for the 
art piece and for the mix of housing options that this project would provide.  We will continue to meet 
with neighbors as we continue to work through the details of the Project.  

PROJECT SCHEDULE: 

Below is our working schedule for formal City Approvals.  Our intent is to begin construction in Fall 2020.  

 
May 13, 2020   Urban Design Commission Informational Submittal 
May 20, 2020    Full Land Use Submittals 
July 1, 2020    Urban Design Commission  
July 27, 2020    Plan Commission  
September 1, 2020 Start Demolition/ Construction 
April 1, 2022  Certificate of Occupancy 

  

We wish that we would have had the opportunity to present to you in-person but regardless, we look 
forward to the Commission’s feedback on this Project.  

Kind regards,  

Anne Neujahr Morrison 

2902 East Washington Avenue, LLC 
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Redevelopment Site

The Site is 1.66 Acres and is on the edge 
of the Eken Park Neighborhood, near the 
intersection of East Washington Avenue 
and Highway 30
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Redevelopment Site

The Site includes three contingulous 
parcels all zoned CCT.  The Site includes 
the former Ella’s Deli Building, a house 
which was used as a Ella’s Deli Office and 
an office biulding at 401 North Lawn.  The 
site is dominated by surface parking and 
unsustainable uses, but becauese of its 
proximity to mass transit, the bike path 
and other amenities it is an ideal place to 
add needed housing
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Existing Conditions

The Site on the north side of East Wash-
ington Avenue.  It is on the same block as 
the shuttered KFC restuarant, the existing 
MOKA drive thru coffee shop and the Car-
X Tire and Auto building.  
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Existing Conditions

Existing Site as viewed from East Washington and East Johnson

The site wraps around the existing Car-X 
Tire and Auto building (approved by UDC 
in 2017) at the corner of East Washington 
and East Johnson Streets. 



Informational Materials
May 13, 2020

Existing Zoning, Comprehensive Plan and Program Details

Zoning 

The Site is zoned as Commercial Corridor-Transitional District (CCT) and no 
changes to zoning are requested.  

“The CC-T District is established to recognize the many commercial 
corridors within the City that remain largely auto-oriented, and to encourage 
their transformation into mixed-use corridors that are equally conducive to 
pedestrian, bicycle, transit and motor vehicle activity.”

Imagine Madison Comprehensive Plan:
Site is planned as Community Mixed Use which calls for a 
“Relatively high-intensity mix of residential, retail, office, institutional, and 
civic uses, generally located adjacent to a major transportation corridor”

Urban Design District 5:

Urban Design District No. 5 was”established to improve the
appearance of a major transportation corridor east of the Capital Square 
which constitutes a major entrance to the City of Madison, to preserve 
and enhance the property values in the District, and to avoid a substantial 
depreciation of the property values in the District. 

Project Details:

 1.66   Acre Site

 135   Residential Units (reduced from 166)

 82   Units/Acre 

   (Comp Plan calls for up to 130/Acre)  

 4-5   Stories (reduced from 6 stories)

 107   Underground Parking Stalls

 11   Surface Parking Stalls

 20%  Accessible Units

 135+ Long Term Bike Stalls

 8,000sf  Approximate Commercial SF

   Residential Visitor Bike Stalls 

   Retail Bike Stalls
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Project Team Experience 

Our team is known for its high quality 
mixed use projects in transitional neigh-
borhoods. Our team’s work includes the 
design and development of 1722 Monroe 
Street, Capitol Hill Apartments, Mint Mark 
and the award-wining Quarter Row Apart-
ments.  We will bring the same thoughful-
ness and  care to 2902 East Washington 
Avenue. 
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Neighborhood Context  |  East Washington   

The East Washington Context is high 
speed, and boisterours. t’s a diverse mix 
of uses and building types with relatively 
little harmony. The Site is surrounded by 
bright signs and colors, drive thrus and a 
handful of local establishments.   
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Neighborhood Context    | North Lawn and Algoma   

The North Lawn and Algoma Street con-
text is quieter and transitional.  Here you 
can find one family, two family and larger 
residneces as well as a handful of local 
busineses. 
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Mural Art Context  

For several years, murals have been popping 
up throughout the neighborhood.  Many of the 
images shown here are from the Madison Mural 
Alley project which is across East Washington 
and behind the Hawthorn Library.   We are 
proposing to commission a mural for one face of 
of the  buiding.  The mural location is identified in 
the submittal but the specific piece has not been 
designed. The art piece would be presented in a 
separate location to UDC at a later date. 
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We looked at 5-6 
story buildings on 
busy commercial 

corridors

We studied  4-5 story 
buildings in transitional 

neighborhood blocks 
and the use of wood-

like materials

We want the 
building to 

feel like home 
and for the 

courtyard to 
be an oasis

Design Prescedents

A mural is a way 
to create whimsy 

in highly traf-
ficked urban area 

with a growing 
mural art scene. 
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Aerial View of Redevelopment

MOKA

CAR X

Aerial view showing the one building 
broken into two masses with one fronting 
East Washington and the other Fronting 
North Lawn Avenue.  The East Washington 
Building is 5 stories.  The North Lawn 
Building is 4 stories with set backs.  The 
two masses are connected by a single story 
element and are intended to be related, but 
distinct.  The gray shadow box indicates the 
massing allowed under zoning.  The project 
has been downsized substantially from our 
original plans.  

KFC
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Floorplans | Underground and First Floor
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Floorplans | Second and Third Floors
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Floorplans | Fourth and Fifth Floors
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View South on East Washington 

MOKA  BUILDING

View South on East Washington 
from Oak Street with the MOKA 
drive-thru coffee shop in the 
foreground.  Gray Shadow 
boxes indicate the extent of 
massing allowed under zoning.   
The building does not mazimize 
the zoning envelope.



Informational Materials
May 13, 2020

View South on East Washington 

View South on East Washington 
from Oak Street with the MOKA 
drive-thru coffee shop in the 
forwground.  The primary face 
visible as viewed from this angle 
is the light brick and cement 
board facade.

The East Washington facades 
have a consistent window 
pattern that is then broken down 
with the addition of varying 
sized fiber cement panels 
within the brick surrounds.  
There will be a clear a clear base 
and top.  The base is strofront 
with careful additions and 
subtractions of volume.  At the 
top of the building there is an 
additional detailed brick relief 
band to give the form a tailored 
finish.

MOKA  BUILDING
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Enlarged View of Facade

This enlarged view of the facade 
shows the exterior character 
of the building along East 
Washington Avenue.  Rather 
than having a large unbroken 
facade, waht we have is a 
consistent window pattern that 
is then broken down with the 
addition of varying sized fiber 
cement panels within the brick 
surrounds.  

The brick itself is detailed 
with relief bands at every 
floor.  An angled brick detail 
appears adjacent to many of 
the windows.  The amount of 
fiber cement varies from floor 
to floor and is a consistent 
design element that ties the 
form together and relates back 
to the North Lawn façade.  
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View  North on East Washington 

CAR X BUILDING

CAR X BUILDING

This is a view north on East 
Washington at East Johnson 
Street with the existing Car-X 
in the foreground. The gray 
shadow box indicates the 
extent  of massing allowed 
under zoning.   The primary 
face visible as viewed from this 
location is the light brick and 
cement board facade. 
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View  North on East Washington

CAR X BUILDING

From a vehicle, the detailed brick and 
plank sides of the East Washington 
building are very visible, but as 
you drive or walk by, facing directly 
against  East Washington, the building 
will feature a privately commissioned 
art piece that will add a flamboyance 
that matches the rhythms colors and 
characters of the surroundings.  

The large mural art piece will be an 
inspiring addition to the cacophony 
of East Washington while the more 
retrained facades will make the 
building a welcoming for residents 
who will call this home.  

The mural will be a framed element 
that is set back within a brick façade.  
The muraled façade is slightly taller 
than the other brick facades to create a 
distinctly framed area for the art work.  
By creating the frame, the rest of the 
building can have the more elaborate 
brick and panel detailing such that it 
supports but doesn’t compete with 
the art work. 
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Aerial View from North Lawn

Along North Lawn the building 
meets a primarily residntial 
neighborhood.  With businesses 
such as The African Store, Silly 
Monkeys (closed), one, two and 
four family homes.  

As the North Lawn poriton of 
the building, as the building 
approaches the abuting 
residential property, it steps 
back at a 45 degree angle after 
the second, and thrd floors.  A 
fence and landscape buffer will 
be incorporated.

View of proposed project with 45-degree step backs

Recommended Transitions Between Redevleopment and Existing Development
Source: Imagine Madison Comprehensive Plan
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View South on  North Lawn

The North Lawn portion of the 
building is clad in vertical siding 
similar to many of the other 
multifamily buildings found 
throughout Eken Park.

The window deisgn maximizes 
natural light into the units while 
still providing excellent acoustical 
separation from outside noises. 

The face of the building shifts 
slightly, back and forth 2’ every 24’ 
of frontage to create rhythm and 
break up the mass.  The first floor of 
the building has a small horizontal 
canopy element to create a visual 
base and provide a unique ground 
level treatment that is distinct from 
the upper floors. 
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View North on North Lawn Avenue

The North Lawn portion of the 
building is set back from the sidewalk 
similar to adjacent structures to 
create a gracious front yard and we 
have followed the City’s guidance 
to create relief and setbacks as the 
building abuts the residential area.  
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