
ORDINANCE NO. L-2016-4
VILLAGE OF SHOREWOOD HILLS

DANE COUNTY, WISCONSIN

AN ORDINANCE CHANGING THE ZONING CLASSIFICATION OF PROPERTY
LOCATED AT 2712 and 2716 MARSHALL COURT

TO A PLANNED UNIT DEVELOPMENT (PUD) DISTRICT

RECITALS

1. Ronald McDonald House Charities of Madison, Inc., (the "Applicant"), has
requested that the zoning classification of the property located at 2712 and 2716 Marshall
Court (the "Property") be changed to Planned Unit Development ("PUD").

2. The Planned Unit Development District is intended to provide a voluntary
regulatory framework designed to encourage and promote improved environmental and
aesthetic design in the Village by allowing for greater design freedom, imagination and
flexibility in the development of land while insuring substantial compliance with the
basic intent of the Village's Zoning Ordinance and Comprehensive Plan.

3. The Applicant has submitted the General Development Plan (the "GDP")
attached as Exhibit A to this Ordinance.

4. On January 12, 2016, the Village Plan Commission conducted a public
hearing on the application.

5. The Plan Commission recommended that the zoning classification of the
Property be changed to PUD, and that the GDP be approved.

6. The Village Board agrees with the Plan Commission's recommendation.

ORDINANCE

NOW THEREFORE the Village Board of the Village of Shorewood Hills, Dane
County, Wisconsin ordains as follows:

Section 1. The recitals set forth above are material to and are incorporated in
this ordinance as if set forth in full.
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Section 2. The zoning classification the Property is changed to Planned Unit
Development District, and the GDP is approved, pursuant to section 10-1-33 of the
Village Code and Wis. Stat. § 62.23(7)(d).

Section 3.
posting.

This ordinance shall be effective upon passage and publication or

The above and foregoing ordinance was duly adopted by the Village Board ofthe
Village of Shorewood Hills at its meeting held on , 2016, by a
vote of in favor, opposed, and not voting.

APPROVED:

By _

Mark L. Sundquist, Village President

ATTEST

By _
Colleen Albrecht, Village Clerk
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Exhibit A

Village of Shorewood Hills PUD Rezoning Request
.810 Shorewood Blvd.• Madison, WI 53705. Phone (608) 267,2680. Fax (608) 266,5929.

The Village of Shorewood Hills Plan Commission generally meets on the second Tuesday of the month at 7:00
p.m. at Village Hall. This form must be submitted with 10 sets of plans at 11x17 and 1 set of plans at full-size
(22x34 or 24x36) of the items listed in the requirements below. General Development Plan (GDP) materials
must be submitted at least 30 days prior to the Plan Commission meeting to accommodate public hearing
notification, staff review and agenda placement. Specific Development Plan (SDP) materials must be
submitted at least 20 days prior to the Plan Commission meeting. An incomplete application form and
submittal package may result in a delay of your request. In addition to the requirements of this application,
please be prepared to attend the Plan Commission meeting to present your project and answer questions. If
you have any questions about the requirements please contact Karl Frantz, Village Administrator, at
(608) 267-2680.

Property Address: 2712 & 2716 Marshall Court

C-3 Medical Offioe-Commerclal District
Current Zoning Designation: Current Property Use: Ronald McDonald House I Prest Office

Owner Aoolfcant

Name
RONALD MCDONALD HOUSE CHARITIES OF FLAP A~CIi ITSc..15 -/<..oG£.fl., Rli0[)£>
MADISON, INC. - l<E. VII-J H UDOLe~OH - OU~,

271(; /V1AR~HAl.-1.- CT 6144 t,CI r;:f...lc.~ DI<..
Address

tv'\AD/$Ot--l, \tJ I 5:370S- MADlCo!-J ) V...; I 537/1

Phone Number (.,0'0 232 - 4~77 G,oe - 2.3'2- - \ 251

E-Mail Address ~hvddk..s.+oln@ IYnhc. Ma~l i >0\1'1. I,v>od~~@ ~ tCid. c,..o.Yn,.;.:..

Fax 00& - 232 - 41070
.J

(ftoB-2'38·~127

The fee for a Planned Unit Development-General Development Plan (PUD-GDP) rezoning request is $350.
The fee for a Specific Development Plan (PUD-SDP) is also $350. The Village may also charge the applicant
with costs associated with technical review of materials by outside engineering, planning, and legal
consultants.

PUDs are separated Into two phases, the General Development Plan (GDP) and Specific Development Plan
(SDP). Applicants who wish to move forward with both the GOP and SOP simultaneously may discuss
concurrent sUbmittal with Village staff. The necessary components of both the GDP and SDP are listed below.
The Plan Commission and/or Village Board may require other studies or plans that would aid in consideration
of the proposed development. Please see Section 10-1-33 of Village ordinances for criteria for approval of a
PUD and the process for GDP and SDP approval. Amendments to an approved GDP or SDP do not have to
resubmit an entire application, but should address all components being altered.

Planned Unit Development - General Development Plan Requirements
PUD-GDP applications must include the following materials in adequate detail to allow Village staff,
committees, and the Village Board to judge the application against PUD-GDP criteria for approval:

• A map of the project area showing topography, site features, and the property's relationship to
surrounding properties and structures.

• A statement as to why PUD zoning is proposed, including why the development must utilize PUD-GDP
zoning instead of existing Village zoning districts (is the PUD to accommodate exceptions to land use,
height, setbacks, parking, or any other relevant Village zoning requirements?)

• A statement describing how the project complies with the Village's Comprehensive Plan and the
neighborhood plan for the area (if the site is in a neighborhood plan boundary).

• A statement describing the project and summarizing relevant project statistics (land uses to be
permitted, anticipated number of residential units, square feet of commercial space, parking stalls, etc.)



GDP NARRATIVE (REVISED) - The original narrative was submitted in November of 2015. Revisions are

listed in bold text.

PETITION AND OVERVIEW

Ronald McDonald House Charities of Madison, Inc. previously submitted a request for rezoning on

January 15th
, 2014. Ronald McDonald House has since re-evaluated its needs and has enlisted a new

architect - Flad Architects. Therefore we are resubmitting this revised request for the rezoning of 2716

and 2712 Marshall Court from the C-3 Medical Office-Commercial District to Planned Unit Development

- General Development Plan (PUD-GDP) to accommodate the expansion of the Ronald McDonald House

facility (RMH) located at 2716 Marshall Court.

This project will involve razing the Prest Associates office building located at 2712 Marshall Court and

the subsequent construction of an addition to the current RMH to add 13 guest rooms, several lounge

and activity rooms, additional outdoor patio and recreational space, a 21 stall lower level parking

garage, a 16 stall surface parking lot, and reconstruction of the RMH entryway to improve accessibility.

Ronald McDonald House Charities is organizing a capital campaign for this expansion project and is

anticipating potential site construction to begin in 2019 or 2020 upon PUD-SIP approval by the Village.

PROPERTY DESCRIPTION

This rezoning petition pertains to the following tract of property located at 2712 and 2716 Marshall

Court, Village of Shorewood Hills:

Lots 7 and 8, Farley Plat, Village of Shorewood Hills, Dane County, Wisconsin, and a 1716+/­

square foot parcel along the north line of Lot 7.

This tract includes the lands currently occupied by the Ronald McDonald House (Lot 7) and the adjoining

Lot 8 currently occupied by the Prest office building which was recently purchased by RMH.

Tax Parcels:

0709-212-0067-3
0709-212-0078-0
0709-163-9815-9

RATIONALE FOR PROPOSED PLANNED UNIT DEVELOPMENT ZONING

Rezoning to Planned Unit Development-GDP (PUD-GDP) is necessary to implement the land uses,

building setbacks, building bulk dimensions, and parking improvements that are described and

illustrated in Ronald McDonald House General Development Plan described in this petition.

Due to the height, setback, parking and other restrictions that are part of the C-3 Medical Office­

Commercial District, the Village has acknowledged Planned Unit Development zoning is appropriate in
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this area of the Village in order to implement the redevelopment goals described in the Doctor's Park

Neighborhood Plan (adopted January 2009). Notations regarding the specific limitations imposed by the

C-3 District requirements and the proposed Ronald McDonald House PUD-GDP standards is discussed in

the Project Description section of this petition.

Additionally, Village approval of the Ronald McDonald House General Development Plan will be a

critically important foundational element supporting the Ronald McDonald House Charities capital

fund raising effort that is tentatively scheduled for 2016 - 2018.

BACKGROUND AND CONTEXT

The Ronald McDonald House provides temporary lodging for families traveling to Madison from at least

35 miles away whose children are undergoing treatment at Madison area health care facilities. The cost

is $10 per night but no family is turned away due to their financial resources. Families stay at the House

as long as their child or children are receiving medical treatment.

Since opening over 22 years ago, the House has hosted and provided compassionate support to over

26,000 families. The House currently has 18 guest rooms and is regularly close to, at, or above capacity.

In 2014, when the House was at capacity, additional families needing lodging were put up in area hotels

for a total of 200 nights until a guest room became available.

With the American Family Children's Hospital having recently opened the 8th floor with two new patient

floors opening in the near future, RMH is anticipating that there will be a significant jump in referrals.

PHYSICAL SETTING AND SURROUNDING LAND USES

The RMH expansion project will encompass the existing Ronald McDonald House located at 2716

Marshall Court and the redevelopment of the Prest office building located at 2712 Marshall Court. The

project site is currently 76% impervious surface.

The site is roughly rectangular in shape and totals approximately 33,500 square feet with 250 feet of

frontage on Marshall Court. On the western lot, surface gradiants fall approximately 11 feet from the

northeast corner of the lot to the southwest corner of the site. On the eastern lot, surface gradients fall

approximately 9 feet from the northern property line to the southern property line. There are currently

4 curb cuts providing access to the project site (2 on each lot).

Preliminary geotechnical investigation indicates the project area is underlain by silty sands and fine sand

substrata with clay present below the northeast corner of the site. ........

Marshall Court was reconstructed by the Village in 2013 as part of a significant and successful effort to

rehabilitate the area's infrastructure to support and encourage redevelopment. Since 2008, two major

redevelopment projects have been completed: 800 University Bay Drive (a 53,800 GFA office with

structured parking for 197 vehicles; and a 4 story mixed use project with "'30,000 GFA of street level

professional office and retail space, 80 upper level residential units and lower level parking).
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Adjoining land uses include:

• The Unitarian Society Meeting House to the north.

• The Professional Garment Center building to the east.

• Mixed use development ( first floor professional office and retail/upper floor residential) to the

south.

• Shackleton Square, a medium density residential condominium to the west.

PROJECT DESCRIPTION

The Addition. The proposed project will expand the Ronald McDonald House constructing a 3 story

addition on the east side of the house. The 76' x 65'addition will redevelop the existing parking lot and

will include: guest rooms, new living room{s), activity rooms, underground parking for 21 vehicles and a

reconfigured main entry way to improve accessibility. The project will also renovate portions of the

existing House by remodeling the kitchen and dining rooms for additional guest capacity and remodeling

portions of the administrative offices. Architecturally, the addition will be similar in style and materials

to the existing building fa~ade and will include a front porch which will compliment the pedestrian scale

of the Marshall Court streetscape. The preliminary plans and elevations of the proposed building

addition are attached.

The basement level of the addition extends to the east under the surface parking lot and Is designed for

21 vehicle stalls (including 2 ADA stalls). Access to the parking garage is located at the northeasterly

corner in order to keep the garage entry driveway at a reasonable gradient.

Front Yard Improvements. The proposed addition will extend the front of the RMH along the same

building line as the existing structure - approximately a 20 foot setback from the sidewalk. The main

entry will be relocated in the new addition and will be closer to parking. The area between the existing

entry and new entry will be developed into an outdoor patio. The existing delivery service drive located

in the southwest corner of the site will remain in use as it provides direct access to the receiving and

storage areas located in the basement of the existing RMH. The trash enclosure will be located in the

sub-grade parking garage.

Back Yard Improvements. The expansion project also encompasses the complete renovation of the

backyard in order to proVide outdoor space that can be used by guests. Initial concepts include a

combination of patio, hardscape, landscaping, play equipment and open areas that will provide a variety

of quiet and active recreational opportunities.

Parking, Access and Circulation. The addition to the RMH requires the relocation of the existing 13 stall

surface parking lot to the easterly side of the project site. The new lot is proposed to provide 16 surface

stalls. This utility area will be located at the northwest corner of the parking lot. As noted, the access

drive to the lower level garage will be along the east end of the site. As currently proposed, the RMH site

will provide a total of 37 on-site parking stalls - a ratio of 1.20 stalls per guest room. (Note: the current

RMH has 13 surface parking stalls - a ratio of 0.8 stalls per guest room).
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The proposed project will reduce the total number of curb cuts along the adjacent Marshall Court. The

new configuration will minimize pedestrian/vehicle conflict points and improve the building entryway

functionality and aesthetics.

Buffer Landscaping. Landscape screening will be installed to provide and aesthetic buffer between the

RMH property and the adjoining properties to the north and east. Due to the site topography and the

retaining wall needed to create the access drive to the parking garage, the parking lot setbacks along the

north and east lot lines (adjoining the Unitarian Meeting House and the Professional Garment Center

building -- 2710 Marshall Court) will be 10' and 4'-6" respectively. (Note: the Village Zoning ordinance

requires a minimum S' setback and a 10' setback if adjoining a R-2 zoning district).

On-site Open space. Based on the preliminary proposed site plan, when developed, the impervious

surfaces of the RMH site are estimated to be total 66% of the gross site area. This is actually a reduction

from the current site condition which is estimated at 78% impervious. (Note: Current C-3 zoning limits

lot coverage to a maximum of 40% ofthe site).

Storm water Management. Preliminary storm water management engineering indicates that to meet

the Village requirements to infiltrate 90% of roof run-off from the existing and proposed expanded RMH

approximately SSO SF of infiltration area will be required. Due to site conditions and building roof

design it may be necessary to satisfy this requirement with multiple bio retention facilities and/or a

subsurface chamber. The storm water runoff from the proposed parking lot shall be treated in the bio

retention basin(s) in order to meet the 40% total suspended solids and oil & grease reduction

requirements. A detailed storm water management analysis will be a component of a subsequent

Specific Development Plan (SDP) submittal.
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SUMMARY STATISTICS

Ronald McDonald House - General Development Plan

Project Site Area

Building Foot print

Pavement

Open Space

Floor Area Ratio

Guest Rooms

Parking Stalls

Surface

Garage

Total

33,362 SF

8,678

13,346

11,338

0.94

31

16

II
37

35%

Ratio of stalls per guest room: 1.20

COMPLIANCE WITH VILLAGE PLANNING GOALS

In January 2009 the Village ,adopted the Doctor's Park Neighborhood plan which articulated the Village's

goals and objectives for the 17+/- acre area bounded by University Bay Drive, University Avenue, Post

Farm Park, and the single family residential neighborhood fronting on Cornell Court. The plan also

focused on recommendations to encourage redevelopment of the area into a medium density mixed­

use neighborhood focused on Marshall Court (reconstructed as a pedestrian friendly street) and

supported by structured parking and multi-modal transportation infrastructure.

Doctor's Park Neighborhood Plan Goals

Land Use Goals:
• Diversify land uses along Marshall Court
• Establish a land use pattern that mitigates the effect of redevelopment on traffic volumes and circulation
• Establish a land use pattern that complements the existing uses within and around the perimeter of the neighborhood

Urban Design Goals:
• Promote a pedestrian-scale environment within the neighborhood
• Preserve the eXisting quality of life for users and residents of the neighborhood
• Encourage sustainable development

Transportation Goals:
• Provide enhanced safety and connectivity for pedestrian and bicycle traffic
• Promote strategies and improvements aimed at mitigating existing and future traffic congestion
• Encourage cooperation on parking issues between property owners and between the Village and developers

Utilities and Facilities Goals:
• Minimize the disturbance caused by infrastructure upgrades by coordinating projects
• Use environmentally friendly best management practices when designing new infrastructure
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The Ronald McDonald House is acknowledged in the plan as one of the "landmark" locations and uses

that help to define the neighborhood and make it unique. Ronald McDonald House has given significant

consideration during the planning and design ofthe proposed expansion to addressing the Village's

neighborhood planning goals. Key building, site, and program elements of the proposed expansion that

relate to neighborhood plan goals include:

• Respect and enhance the "neighborhood" feel of the streetscape.

o The expanded front porch engages pedestrian activity and compliments the streetscape

along Marshall Court.

o The parking garage entry and utility/service areas of the building are located so as to be

minimally visible from the street and minimize conflicts with pedestrian and vehicle

movement.

o Over half of the parking stalls for the RMH are in the lower level garage and the surface

lot will have appropriate landscaping to provide visual screening from Marshall Court

and adjoining properties.

o The exterior architecture of the RMH addition will be similar to the existing structure. In

addition RMH is evaluating opportunities to utilize limestone masonry elements into the

building and site hardscape to reflect historical Shorewood Hills architectural

vernacular.

• Reduce Marshall Court traffic obstruction from delivery vehicles and guest arrivals.

o Delivery services will continue to use the existing service drive that is accessible to the

lower level.

• Maximize parking.

o The overall parking on site has been maximized in improve the room to parking ratio.

Note that many guests do not typically arrive by personal car or utilize their car during

their stay. RMH provides complimentary shuttle service to area hospitals.

• Minimize traffic impacts.

o RMH provides complimentary shuttle service and encourages the use of Madison Metro

services as much as possible.

o In response to the Village's suggestion, RMH is amenable to having a "B-Cycle" station

located in the southeasterly corner of the site. This will support neighborhood residents

and users as well as expand the recreational opportunities for RMH guests.

• Sustainable Development and Best Management Practices

o The RMH will be meeting the Village storm water management requirements to

infiltrate 90% of roof run-off and treating the runoff from the parking lot.

o The RMH is currently evaluating the use of porous pavement for on-site walkways and

recreational play surfaces as part of the landscape improvements for the site.
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999 Fourier Drive, Suite 201 
Madison, Wisconsin 53717 
(608) 826-0532 phone 
(608) 826-0530 FAX 
www.vierbicher.com 

vision to reality 
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January 8, 2016 (Revised and Updated May 13, 2015) 
 
Village of Shorewood Hills Plan Commission 
c/o Karl Frantz 
Village of Shorewood Hills Administrator 
810 Shorewood Blvd. 
Madison, WI 53705-2115 
 
Re: UPDATED Ronald McDonald House – Planned Unit Development (PUD) – General Development 

Plan (GDP) Review  
 
Dear Plan Commission Members: 
 
Vierbicher was retained by the Village to assist with review of the PUD zoning application for the Ronald 
McDonald House’s redevelopment of the “Prest parcel”1 at 2712 Marshall Court, which falls under Sec. 
10-1-33 of the Village’s zoning code. According to the zoning code, the PUD designation was 
established “to encourage and promote improved environmental and aesthetic design in the Village 
by allowing for greater design freedom, imagination and flexibility in the development of land while 
ensuring substantial compliance with the basic intent of [the zoning code] and the Village 
Comprehensive Plan.” Design freedom includes variation in required lot area, lot width, building height, 
floor area ratio (FAR), setback, usable open space requirements, signage, and off-street parking 
requirements. This letter compares the proposed redevelopment with the criteria outlined in the 
Village’s PUD ordinance for the GDP and the Doctor’s Park Neighborhood Plan (which was adopted as 
an appendix to the Village’s Comprehensive Plan).   
 
Project Overview 
The project proposes demolition of the existing Prest building, which consists of approximately 10,000 
square feet of office space on two floors and 23 surface parking stalls. The Prest building would be 
replaced by an approximately 13,000 square foot addition to the existing 17,405 square foot Ronald 
McDonald House (RMH).2 The proposed addition relocates the front entrance and offices into the new 
addition and relocates the living rooms, exercise room, play rooms, and movie rooms to the existing 
building. The addition includes the construction of 16 new guest rooms on the second and third floors for 
a total of 31 guest rooms. The site would be served by 16 surface parking stalls and 21 under-building 
stalls. The second and third floor of the proposed addition would partially cover six of the surface 
parking stalls. The applicant stated the expansion is being proposed to accommodate both existing 
demand and anticipated demand upon the opening of the American Family Children’s Hospital 
expansion. 

                                                           
1 The property is referred to as the “Prest parcel” throughout the letter, even though the Ronald McDonald House purchased the 
property on February 3, 2014.  
2 The total for the existing building includes the basement; the total for the addition does not include the under building parking. 
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Changes From the 2014 Submittal  
The following section outlines the changes to the submittal packet since the 2014 review. 
 
Building/Structure 

• Reconfigured and constructed 16 new guest rooms; 
• Relocated the main entry and offices and the existing first floor spaces;  
• Constructed an additional mechanical and storage space in the basement; and 
• Reconfigured the rear building corners for a more efficient use of space. 

 
Site Design 

• Realigned the first-floor entry to align with the midblock crossing over Marshall Court; 
• Reconfigured the front patio and expansion of the rear patio and play areas; 
• Incorporated bio-retention areas into the site landscaping; and 
• Relocated the dumpsters to the sub-grade parking areas. 

 
Site Access/Parking 

• Removed the drop-off area and two curb cuts; 
• Expanded the existing easterly curb cut and driveway; and 

 
PUD Ordinance Review 
The Village zoning ordinance outlines criteria for approval to be used by the Plan Commission and the 
Village Board when reviewing a PUD proposal. The criteria are: 
Character and Intensity of Land Use. A PUD’s uses and intensity, appearance and arrangement shall: 
 

a. Be compatible with the physical nature of the site or area. 
The proposed site layout is consistent with the existing RMH site/building design. The 
addition matches the current building’s front setback from of approximately 20 feet (not 
including front stairs or architectural wall) and maintains the overall architectural themes 
of the original building. While the site layout proposes 17 surface parking stalls and the 
Doctor’s Park Neighborhood Plan (DPNP) recommends eliminating surface parking for 
under-building structured parking, the plan does result in an overall reduction of 16 
surface stalls. 
  
The plans were revised to remove two of the existing curb cuts and enlarge the eastern 
curb cut to use as the main driveway and ramp to the subgrade parking. The plans also 
added bio-retention and streetscaping to match the existing Marshall Court design 
theme. 

 
b. Produce an attractive environment of sustained aesthetic desirability, economic stability, 

and functional compatibility with the Village Comprehensive Plan. 
The building elevations maintain the architectural style and materials of the existing RMH, 
which is appropriate given the corridor’s transition from commercial development at the 
corner of Marshall Court and University Bay Drive to residential development at 
Shackleton Square. Elevations and renderings were submitted with this application.  
 
The DPNP established design guidelines for redevelopment (pages 25-27). The proposed 
project follows the guidelines for building height, composition, scale, windows, materials, 
and color. While the articulation of the building tends more towards horizontal orientation 
instead of vertical orientation, the building elevations are consistent with the existing 
architecture.  
 
The Village has been fortunate that the two existing redevelopment projects on Marshall 
Court have been able to consolidate several properties, which enables a more 
comprehensive approach to design than piecemeal parcel-by-parcel development. 
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The redevelopment of the Prest parcel would preclude the consolidation of the two 
existing parcels between RMH and 800 University Bay Drive, barring a redevelopment 
partnership between RMH and its eastern neighbor that would integrate the planned 
RMH surface parking lot. While the use of the Prest parcel by RMH makes redevelopment 
of the remaining 2710 Marshall Court (Garment Centre) building more challenging, there 
are examples of redevelopment on similarly-sized (~0.40 acre) parcels elsewhere in the 
area (such as Parman Place and Empire Place on Monroe Street). To increase site 
utilization ratios, the Village should work with RMD House to include access easements to 
2710 Marshall Court in the SDP approval.  
 
The development would remove the Prest parcel from the tax rolls, which would result in 
a loss of value within the Village’s Tax Increment District (TID) #3. The economic impact is 
discussed later in this letter.  

 
c. Not adversely affect the anticipated provision for school or other municipal services 

unless jointly resolved. 
Because RMH operates similarly to a hotel, it should not impact school services. The 
expansion of the RMH facility and demolition of the Prest building are not anticipated to 
cause a major change in the provision of services to the area. The reduction in tax 
revenue that comes with the conversion of the property to tax-exempt status would 
impact the Village’s ability to provide services to the extent that there would be less 
property tax base to support such services.  

 
d. Not create a utility, traffic, or parking demand incompatible with the existing or proposed 

facilities to serve it unless jointly resolved. 
 
Parking 
The current RMH and Prest parcels have a total of 34 surface parking stalls. The proposed 
project has a total of 16 surface and 21 under-building parking stalls. The subgrade 
parking area includes spaces for employee and guest bicycle parking. 
  
The RMH use is most similar in nature to a hotel; the Village’s ordinance does not list 
parking standards for a hotel, so no comparison of proposed parking to the number of 
stalls that would typically 31/37be required is available. The existing parking ratio 
regarding stalls per guest room is 0.87 stalls per room. The proposed parking ratio is 1.19 
stalls per room. This is commensurate with existing parking ratios and desirable from the 
perspective of encouraging walking/biking/bus use over automobile use along Marshall 
Court.  
 
Traffic Impacts 
Hotels generate a variety of traffic impacts. Roughly speaking, hotels generate the same 
amount of traffic per square foot as office space.3 While the RMH is somewhat similar to 
a hotel, it tends to generate less traffic than a hotel because: 

• Stays are longer, resulting in less turnover; and 
• Guests are more likely to walk to their main destination (the Children’s Hospital).  

 
The RMH proposal would likely generate less traffic than a fully-leased Prest building.  
 
Utility Impacts 
Village Engineer will review the GDP submittal and will provide his findings in a separate 
letter.  
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2. Economic Impact. A proposed PUD shall not adversely affect the economic prosperity of the 
Village or of surrounding properties.  
Because the Prest parcel is taxable and the RMH is not, the proposed PUD will result in the loss of 
tax revenue to TID #3 and to the Village when the TID closes. The TID #3 base value (including 
the base value of the 2010 amendment area), has been established at $21,225,400, which 
includes a value of approximately $666,000 for the Prest parcel4. The total 2015 tax bill for the 
Prest parcel was $14,552, of which $3,563 was due to the Village.  
 
The conversion of property within a TID to tax-exempt status creates a somewhat complicated 
situation. If the property were outside the TID, the conversion to tax-exempt status would mean 
that all jurisdictions would cease to collect property taxes. However, because the property is 
within a TID, the property taxing jurisdictions will continue to receive property taxes on the 
established 2008 base value of the TID, regardless of whether any properties become tax 
exempt. In other words, the reduction in value will reduce the TID’s value increment and not the 
base value. Taxing jurisdictions, including the Village, will continue to receive property taxes 
based on the originally established base value, which is not redetermined when properties 
become tax exempt.  
 
The TID would lose approximately $150,000 in taxes over the remaining life of the TID if the Prest 
parcel were to become tax exempt instead of remaining at its current value through 2028.5 It is 
possible to avoid the negative impact that a tax-exempt Prest parcel would have on the TID by 
subtracting it and the RMH from the TID boundary. However, this would mean that all property 
taxing jurisdictions would see reduced property tax collections upon the property becoming tax 
exempt.   

 
The Village worked with the applicant to create a tax agreement, similar to a Payment In Lieu of 
Taxes (PILOT) agreement as a condition of rezoning.  
 

3. Preservation and maintenance of open space. A PUD shall make adequate provision for the 
improvement and continuing preservation and maintenance of attractive open space. 
The concept site plan provides a substantial amount of open space to the north of the main 
building. The applicant stated the site retains 35% greenspace, and this is an approximate 
increase of 6% over the existing site. 
  

4. Implementation schedule. A PUD shall include suitable assurances that each phase could be 
completed in a manner which would not result in an adverse effect upon the community as a 
result of termination at that point. 
The GDP is being submitted several years in advance of the stated anticipated construction start 
in 2020. The proposal was delayed two years while RMH re-evaluated their needs. The applicant 
stated that, though construction may be several years away, it will be important to show that 
GDP/SDP zoning approval has been received as part of RMH’s fundraising efforts.  
 
The Village PUD ordinance requires an SDP to be submitted to the Village within 12 months of the 
Board’s approval of the GDP, and construction to commence within 12 months of the Board’s 
approval of an SDP. The ordinance allows for extensions to be considered by the Plan 
Commission at the request of the developer. Therefore, annual extensions will be required if the 
timeline in the RMH submittal is implemented.  

 
5. Adherence to Comprehensive Plan. A PUD shall further the Village Comprehensive Plan.  

Because the DPNP is an appendix to the Village’s Comprehensive Plan and gives more detailed 
recommendations for the area than the Comprehensive Plan, the proposed PUD has been 

                                                           
4 This value has remained unchanged since the TID’s creation. 
5 The number assumes that the Village tax rate remains the same and the TID remained open until 2028.  In addition to potential 
valuation adjustments and tax rate changes, the precise amount would also depend upon when exactly the property becomes 
tax exempt. The $184,000 assumes it becomes exempt in 2015.  
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reviewed in relation to the DPNP. This analysis compares this proposal to relevant objectives from 
the DPNP. Page numbers are noted, and plan text/objectives are in italics, with commentary 
following: 
 
DPNP Land Use:    

• Page 11: Balance high traffic-generating uses with lower [traffic generating uses]. The 
proposed redevelopment will likely reduce traffic from the existing office use of the Prest 
parcel and would likely generate less traffic than most other redevelopment uses for the 
site.  

• Page 11: Create a ‘neighborhood center’ feel, not a retail destination. The proposed 
project expands the urban, neighborhood-oriented street frontage along Marshall Court 
by maintaining the building façade relatively close to the street and including a large 
front porch along the south side of the building. 

• Page 12: Redevelopment shall utilize structured parking (as opposed to surface parking). 
While the proposed plan does not exclusively use structured parking, it would: 

o Reduce the overall number of parking stalls currently on the RMH and Prest 
parcels; 

o Provide roughly 57% of the proposed parking as structured parking, resulting in a 
reduction of surface parking from 34 stalls to 16 stalls; 

• Page 12: Parcels within the planning area shall remain taxable. While the RMH expansion 
would be tax-exempt, the Village does have an opportunity to negotiate a PILOT or 
similar agreement with the RMH as part of the GDP rezoning process to offset some, or all, 
of the taxable value that the property would otherwise lose.  
 

DPNP Urban Design 
• Page 23: Promote pedestrian safety. The proposed plan addressed the 2014 concerns of 

the Plan Commission and reduced the number of curb cuts and included streetscaping 
to match the existing Marshall Court design theme.  

• Page 24: Preserve and maintain ‘landmark’ buildings. The RMH was identified as a 
landmark within the neighborhood. The proposed project would expand the RMH while 
retaining the general aesthetics and design of the original building.  

• Page 24: Ensure that redevelopment provides an appropriate transition between new 
and existing structures. The proposed project provides an appropriate transition from the 
more intense office use at the corner of Marshall Court and University Bay Drive to the 
residential use at Shackleton Square. Additional landscape plans will be required during 
the PUD-SDP Process. 

• Page 24: Encourage redevelopment to occur in a sustainable manner. The proposal 
illustrates several bio-filtration areas to help mitigate the impact of suspended solids and 
oil contamination in the stormwater runoff.  
 

DPNP Transportation  
• Page 43: Limit the amount of parking provided with new buildings; provided parking 

should be to serve Marshall Court businesses only. The proposed project increases the 
total number of parking stalls from current conditions from 34 to 37. However, the total 
amount of surface parking was reduced in half from 34 to 16 spaces. The proposed use is 
likely among the lowest traffic generators that could be expected of potential 
redevelopment projects that could occur along Marshall Court.  

• Page 43: Limit the number of curb cuts onto Marshall Court. As stated above, the 
proposed plan reduced the number of curb cuts. 

• Page 44: Redevelopment projects should provide off-street loading areas. The project 
maintains the existing service drive to the west of the building.  

 
Note that the DPNP recommends a shadow study (page 24) and traffic impact analysis (page 
42) be performed for redevelopment projects. Given the small scale of the proposed RMH 
project (in height, square footage, and expected traffic impacts) as compared to other 
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redevelopment projects that have recently been implemented in the Village, these studies may 
not be needed.  

 
General Development Plan (GDP)_Review 
In addition to the above-listed overall criteria for approval of a PUD, there are requirements that the 
GDP must fulfill. According to the ordinance, the GDP shall include the following: 
 
a. A statement describing the general character of the intended development. 

A project description was included as part of the submittal.  
 

b. An accurate map of the project area including its relationship to surrounding properties and 
existing topography and key features. 
An air photo of the project site’s surrounding context was provided. The existing topography and 
detailed grading plan was not provided as a supplement to the submittal. A more detailed 
survey will need to be included in the SDP. 
 

c. A plan of the proposed project showing sufficient detail to make possible the evaluation of the 
criteria for approval set forth above. 
The GDP proposes deviations from the Village’s typical zoning regulations. The existing zoning for 
the two large parcels is C-3: Medical Office Commercial District. The sliver of land between the 
existing RMH and the Unitarian Meeting House is zoned R-1 Single Family Residence District. The 
following chart compares the C-3 standards with what is proposed in the GDP, assuming that the 
three parcels included in the GDP will be consolidated into one parcel. 
 

Item C-3 
Standard 

GDP 
Proposed Discussion 

Height 35’ 39’ 1” 
Proposed height is approximate, and measured 
from the eastern corner of the building along 
Marshall Court. 

Min. Front Setback 15’ ~ 5’/20’ 

There is a substantial existing porch element that is 
approximately 5’ feet from the right-of-way; the 
building is set back approximately 20 feet from the 
right-of-way.  

Min. Setback – side 10’ ~5’  -- 
Min. Setback – rear 25’ ~44’  -- 

Min. Lot Size None 32,531  
Sq. Ft. 

There is a discrepancy between the listed parcel 
assessment square feet and the calculated square 
feet by the applicant. A CSM will be required during 
the SDP and will clarify any remaining dimensional 
issues. 

Maximum Lot 
Coverage 
(structures) 

40% 65% Based on lot size and 11,338 sq ft of proposed 
open/greenspace. 

 
d. A statement addressing relevant items under Section 10-1-33(c). 

A detailed project description/statement was provided.  
 

e. A general outline of intended organizational structure related to property owner’s association, 
deed restrictions and private provision of common services. 
The RMH would continue to own and operate the expanded facility in the same manner as the 
existing facility.    

 
f. An economic feasibility study of the proposed use and proof of financial capability. 

As stated in the application, the RMH is undertaking fundraising to implement the proposed 
expansion.  
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g. When requested, any other information necessary to evaluate the proposal. 

No additional information, beyond what is included in this memo, has been requested as part of 
this review. The Plan Commission may request further information from the project team if it feels 
additional information is needed to properly evaluate the GDP request.  

 
Summary of Comments/Recommendations 
1. Further details, such as precise building materials/colors, a detailed landscaping plan, trash 

screening, bicycle parking, site lighting, grading, stormwater management, Marshall Court bump-
out, and other plans were reviewed as part of the SDP submittal.  

2. The GDP is being submitted several years in advance of the stated anticipated construction start 
date of fall 2019. Village PUD ordinance requires an SDP to be submitted to the Village within 12 
months of the Board’s approval of the GDP, and construction to commence within 12 months of the 
Board’s approval of an SDP. The ordinance allows for extensions to be considered by the Plan 
Commission at the request of the developer. It is likely that an extension will be required if the 
timeline in the RMH submittal is implemented.  

3. GDP rezoning should be contingent upon parking use being limited to on-site guests/employees or 
Marshall Court employees to avoid the increased traffic and parking that result from allowing the 
provision of spaces for off-site uses such as the UW Hospital.  

 
Conclusion 
The revised proposed project complies with the major points in the DPNP and the GDP the zoning code.  
 
If you have questions or comments, please feel free to contact me at (608) 821-3967, or by e-mail at 
dlin@vierbicher.com.  
 
Sincerely, 
 

 
 
Daniel J Lindstrom, AICP 
 
cc: Matt Dregne, Village Attorney 
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