PLANNING DEPARTMENT STAFF REPORT
October 6, 2017
Project Address:

6620, 6624 & 6626 Century Avenue

Project Name:

“Stagecoach Trail Apartments”

Application Type:

Zoning Map Amendment / Rezoning Request

Prepared by:

Mark Opitz, Assistant Planning Director
mopitz@cityofmiddleton.us 608.821.8394

PC File #: 2463

OVERVIEW
Applicant:

Jacob Klein, President, JT Klein Co.; 906 Bear Claw Way, Madison

Property Owner: Pheasant Creek LLC; 906 Bear Claw Way, Madison
Requested Action: Approval of a request to rezone 1.18 acres (approximately 51,400 sq.ft.) of
land from R2 (Single- and Two-Family Residential) to PDD-GIP (Planned Development District—
General Implementation Plan).
Proposal Summary: The applicant intends to remove three dilapidated residential structures in
order to develop a 46-unit multifamily building consisting of one three-story apartment building
with one level of underground parking. The “mixed-income market rate and affordable workforce
housing development” consists of 29 one-bedroom or one-bedroom-plus units, 15 two-bedroom
units, and 2 three-bedroom units along with a small fitness area and club room. This unit
configuration is slightly revised from the 48-unit structure proposed previously. This rezoning
request does not encompass the parcel to the west and two parcels to the east that were part of
the applicant’s rezoning request that was denied earlier this year.
Public Hearing: Plan Commission held a public hearing (following the required class 2 notice) on
August 22, 2017. Since then, the applicant has reduced the project scope to 46 units configured in
substantially the same building footprint. Because this change represents a reduction in project
density, Planning staff have determined that there is not a need to hold a new public hearing.
Review/Action Required By: Plan Commission and Common Council. Neighboring property
owners have submitted a protest petition which staff has determined to be valid; therefore, 75% (at
least 6 members) of the Common Council must vote in the affirmative in order to adopt the
zoning map amendment.
Summarized Staff Recommendation: Based on a comprehensive review of the revised application
materials, city regulations, and public input, Planning staff support this zoning amendment, and
therefore recommend that the Plan Commission recommend that the Common Council approve an
ordinance rezoning the properties to PDD-GIP, with the understanding that architectural and other
design details, as well as all staff comments/recommendations, will be addressed at the Specific
Implementation Plan stage.
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BACKGROUND
Project Location and Context:
The 1.18 acre development site consists of three existing parcels and is bounded on the south by
Century Avenue (a Dane County highway), on the west by a single family residence at 6612
Century (which was part of the previous development concept), on the northwest by the rear yard
belonging to a single family residence, on the northeast by the Pheasant Branch Conservancy (Cityowned land), and on the east by a duplex at 6616-18 Century (which was part of the previous
development concept). The Stamm House restaurant, a small metal commercial building adjoining
it, a single-family residence, and multi-family housing are located directly across Century Avenue
from the project area. The development site is located in Aldermanic District 6. The project (and
area to be rezoned) is limited to 6620, 6624, and 6626 Century Ave, all three of which are owned
by Pheasant Creek LLC of 906 Bear Claw Way, Madison (a Wisconsin Limited Liability
Corporation controlled by the applicant).
Existing Conditions and Land Use
The three parcels are zoned R-2, which allows either single-family or two-family/duplex
structures.1 Three single-family residences currently exist on the site. Lot depths range from 265 to
290 feet, and 6620 and 6624 have substandard (51 ft.) lot widths. Each lot has a legal nonconforming structure upon it. About 11% of the total project area currently is covered with an
impervious surface.
Because the existing residences are located
close to Century Avenue (in some cases just a
few feet from the right-of-way), the majority
of the site is currently undeveloped.
Numerous trees in the rear yards give the
appearance that the land is part of the
adjoining conservancy. The closest delineated
wetland is 50 ft. beyond the northeast corner
of 6620 Century, and none of the land is
considered to lie within a floodplain. A
mapped environmental corridor (shown in
yellow-green in Figure 2) exists just to the
east of the site. Along Century Avenue from
west to east, the development area slopes
from an elevation of about 890 ft. above sea
level down to about 884 ft. at the southeast
corner; along the rear lot line shared with
2901 Old Creek Rd., elevations range from
885 ft. down to 872 ft.
In 2016, the City secured a WisDNR grant to
assist with the purchase of 6612 and 6616-18
Century for development of a trailhead.
1

PDD
R2
Project
Site

R3A
B1
B2
Figure 1 -- Existing zoning classifications in the area.
The green shape outlines the project area, whereas the black
shape outlines the previous rezoning request.

The public hearing notice inadvertently stated that the existing zoning classification is R-1.
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Project Site

Figure 2 – Air photo showing topographic contours in 2 ft. intervals along with the environmental corridor.

Utilities and Services
The overall site is served by a full range of urban services, including Metro Transit fixed-route
service along Century Avenue (Routes 70 & 72 Mondays-Fridays, Route 78 on Saturdays; no
Sunday or holiday service) and demand-responsive paratransit service. Overhead electric
transmission lines run along the adjoining street terrace, and adjoining sewer and water mains have
ample capacity to accommodate an additional 48 residential units. (The Pheasant Branch Sewer
Interceptor is located just to the northeast of the site.) Numerous neighborhood-supporting
commercial services are located within a half mile of the area, both to the west and east.
Rezoning Process
Planned Development District (PDD) zoning gives the City of Middleton greater ability to establish
building parameters than traditional zoning classifications. The process is described in detail in
Sections 10.82-10.93 of the City’s Zoning Ordinance. Rezoning to PDD enables the City to
stipulate additional details such as architectural design, impervious surface area, stormwater
management practices, landscaping, and outdoor lighting (in other words, PDD zoning enables the
establishment of good design parameters beyond simply lot configuration and building envelopes).
The general development regulations that pertain to a particular PDD are defined in its General
Implementation Plan—components including land uses and the size, arrangement and location of
lots and proposed buildings; driveways and parking facilities; general utility and landscaping plans;
open space areas and facilities; and various statistical data. Any substantive deviation to the
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standards identified in the GIP (such as changing number of units or building dimensions) would
necessitate the City considering a GIP Amendment, a process which entails holding a new public
hearing. After the effective date of the rezoning to PDD-GIP, the developer may file a Specific
Implementation Plan that describes in greater detail the precise development plan.
Section 10.94 of the zoning code gives the City the option to rezone an area less than 100,000 sq.ft.
to PDD-Infill. This section identifies additional standards to guide project development, including
stipulating a maximum impervious surface ratio, maximum floor area ratio, and minimum required
open space per dwelling unit. However, contrary to several statements raised at the August 22
public hearing on the rezoning request (see page 6), the use of PDD-Infill zoning is at the discretion
of the applicant and the City. The Common Council has the authority to approve the developer’s
application to rezone the properties to PDD, regardless of the size of the area being rezoned. See the
City’s “Frequently Asked Questions” document for additional information.
In the event the City decides not to approve this particular request to rezone the three lots to PDDGIP, then the lots would need to continue to adhere to R-2 zoning regulations (which allows either
one single-family or one two-family/duplex structure per lot. Absent rezoning, the current or any
future property owner would be entitled to build up to three new single-family or two-family
residences anywhere on the lot as long as they comply with minimum front, side and rear setback
regulations, simply upon City issuance of applicable zoning and building permits. In this scenario,
the City would have no leverage to prohibit the removal of trees from anywhere on the properties or
to require changes to storm water management practices on any of the lots.
Project Chronology
Prior to submitting a formal proposal to the
City, developer Jacob Klein held meetings at
the Prairie Café on 9/8/15 and 11/9/15 to obtain
input from neighborhood residents.
On 3/8/16, the developer presented to the City
a concept plan showing 73 multi-family units
(48-1 BR, 25-2 BR) in a three-to-four-story
building that was positioned on the western end
of the six parcels he is proposing to
redevelopment. Fifteen of the units were to be
set aside for households earning no more than
50% of the area median income. That concept
entailed 65 underground parking stalls and 52
surface stalls, with an additional 21 stalls
Figure 3 -- Original project concept (March 2016)
devoted to public parking for the trailhead.
The concept encompassed 2.36 acres (approximately 102,783 sq.ft.) of land. At the time, the Plan
Commission heard a variety of concerns from nearby residents and took no action on the concept.
The primary concerns related to building scale (height and mass), loss of privacy, noise, lighting,
impact on the Conservancy, traffic and parking. A few people expressed support or were neutral
about the project.
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In December 2016, Klein submitted a revised
development concept that consists of 96 units
in a four-story building that would be more
centered across the six parcels. The western
façade would be located about 75 feet east of
the location where the western side of the
building was originally proposed. The
building’s footprint was approximately 38,850
sq.ft. On 2/28/17, during a non-binding
“concept review” of this revised plan, Plan
Commission members and staff noted concerns
about housing density, the increase in unit
count from the 73 proposed in 2016, building
height, traffic, scope of the wetland delineation,
whether the soils can properly support the
Figure 4 -- December 2016 Concept
development, ensuring enough land is set aside
to the east so as not to jeopardize terms of a
recently awarded WisDNR grant, and neighborhood opposition. On the other hand, Commission
members welcomed the proposed building materials and design concept, as well as the shift in the
building to the east. Over a dozen statements (most from nearby property owners) were submitted at
that meeting to express various concerns about the project.
In March 2017, Klein submitted a General
Implementation Plan for an 83-unit project,
and he provided supplemental information in
early April. On April 11, the Plan
Commission held a public hearing on the
developer’s rezoning application. Public
opposition articulated prior to or at the hearing
focused on project density, building
placement, traffic, parking, trailhead access,
stormwater management, and impact on the
conservancy and neighborhood aesthetics.
At the meeting, Klein introduced two different
concepts showing a further reduction in units
Figure 5 -- March 2017 Concept
from 83 to either 72 or 54. Following public
input and discussion, Commission members
voted to “deny the rezoning request for Planned Development District zoning for an 83 unit
apartment building, recognizing that there isn’t enough information on the other, smaller sized
proposals, with the understanding that it is the applicant’s right to submit a future request for
rezoning at a size something other than 83 units that does address the issues raised.” On April 18,
the Common Council affirmed the Plan Commission’s action and unanimously denied the rezoning
request.
On May 26, 2017, Klein submitted General and Specific Implementation Plans for the current
project. The scope of the project has been further reduced by removing three lots (6612, 6616-18,
6630) from the area to be rezoned, reducing the number of dwelling units to 48, and lowering the
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building height to three stories (plus one level of parking beneath the building). At staff and
developer request, on June 13 the Plan Commission referred the proposed project to the
Conservancy Lands Committee, the Public Works Committee, the Water Resource Management
Commission, and the Work Force Housing Task Force to obtain their specialized input prior to
holding a public hearing on the rezoning request. Committee member input is summarized toward
the end of the next section. Concurrent with the committee review process, various City staff
undertook their first technical review of the plan set, which in turn prompted Klein to prepare a
revised plan set (dated 8/1/17).
On August 22, the Plan Commission held a public hearing on the developer’s second rezoning
application. Public opposition focused primarily on project density, building size, stormwater
management, wetland proximity, impact on the conservancy and compatibility with the
neighborhood. A few people questioned the need for the project, and several people stated that the
project should be developed under PDD-Infill zoning standards (a separate zoning classification). A
few people spoke in support of the project, and the Friends of Pheasant Branch expressed a neutral
position. Following the hearing, Plan Commission members advised the developer to modify the
design prior to continuing their review of the rezoning application at a future meeting. Since then,
the building design concepts have evolved through consultations between the developer, his
architect, and the City’s planning and consulting staff. The Historic Pheasant Branch Crossing
design guidelines that are under development have significantly influenced the design changes.

ANALYSIS
Over the past three years, Middleton has experienced an apartment-building boom. Demographic
trends (such as baby boomers who are down-sizing and millennials who are postponing home
purchases), the metropolitan area’s strong economy, and persistently low vacancy rates in the rental
market suggest that these units could be absorbed into the housing market. The developer touches
on various social and economic impacts on pages 9 and 10 of his GIP submittal. Given the
desirability of Middleton, and particularly the Pheasant Branch Conservancy, as well as the
proximity to nearby commercial services and transit, it is not surprising that the applicant is
proposing multi-family redevelopment in this location. Urban infill or densification is generally
preferable to urban sprawl or development on the urban periphery. The essential question is, is this
an appropriate development for this site, factoring in the neighborhood context and heritage as well
as the interests of the conservancy?

Consistency with City and Regional Plans, Policies, and Initiatives
It is important to consider a rezoning request for a property in the context of adopted City plans and
policies, which in turn should mesh with regional plans.
Comprehensive Plan (2006): This document does not have any specific references to the
development site, but in concept, a multifamily development in this location meets various housing
and land use objectives in the plan because the site is along an arterial street served by transit and is
within walking distance of commercial services. Two of the six strategic principles that guided
preparation of this plan include “Promote Compact Urban Form” and “Preserve Neighborhoods.”
This latter principle is a key issue in this case, as it goes to the heart of questions and concerns
raised by area residents. Several long-established single family residences adjoin the site to the west
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and northwest, and their owners and occupants are worried that this project will negatively affect
their properties and the adjoining Pheasant Branch Conservancy.
Particularly pertinent objectives within the 2006 Comp Plan include:
 Encourage innovative neighborhood design and provision of housing through a variety of
tools, including PDD, and clustered residential development. (Housing #6; Land Use #6)
 Encourage the use of PDD and other planning mechanisms to accommodate a range and
mixture of housing options in each neighborhood. The use of PDD zoning can facilitate a
mix of housing types within a single neighborhood. (Land Use #1, page 7)
 Expand housing opportunities and allow for flexibility in residential development and
promote affordable quality housing, a range of housing options, and a suitable living
environment for all residents.
 Encourage the infilling of housing in urban areas that make more efficient use of existing
infrastructure.
 Discourage low-density development within a ¼ mile (5-minute walk) of rail stations and
bus stops. (Transportation #7-B, page 16)
 Recognize the value of existing housing in established neighborhoods and support
rehabilitation efforts. (Housing #11-B; also similar to Land Use #4)
Mr. Klein’s proposed project appears
to meet these objectives—even to an
extent the last bullet point because the
48-unit project retains the single
family residence at 6630 Century
(which has a much more appropriate
front setback) and strives to minimize
impact on adjoining land uses. The
placement of the apartment building
under this rezoning request maximizes
the separation from existing nearby
residences. Klein proposes setting
back the front of the building
approximately 22 feet from the
outside edge of the future 10 ft. wide
shared path. The front façade of the
structure would be approximately
Figure 6 -- Two of the three existing residences on the site have a very
aligned with the rear elevation of the
inadequate front setback. The opaque shading is intended to illustrate the
approximate location of the front façade of the proposed apartment building.
existing structures at 6620 and 6624
Century (see Fig. 6). This would
result in a front building setback that is comparable to the majority of other structures along the
Century Avenue corridor.
Tax Increment Finance District #5 Project Plan and Redevelopment District #3 Project Plan:
The Tax Increment Finance District #5 Plan includes the following goals:



Bring physically blighted properties into safe use or be redeveloped;
Assist with economically blighted properties through redevelopment efforts;
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Promote the creation of high density, multiple land uses consisting of commercial, office,
high-technology, industrial and high-density residential to curtail urban sprawl;
Providing workforce housing near employment and commercial centers;
Focus on sustainable and infill developments;
Redevelop existing uses that complement the surrounding neighborhoods;
Continue stormwater management improvements between TID #3 and the Pheasant Branch
Conservancy / Lake Mendota.

The Tax Increment Finance District #5 (TID #5) Plan states that ““Other major concerns that will
be addressed in the creation of TID #5 is to promote the creation of high density, multiple land uses
consisting of commercial, office, high technology, industrial and high-density residential to directly
curtail urban sprawl, provide affordable workforce housing . . .” It further states that “Additional
project activities may include acquisition and relocation activities aimed at eliminating blight and
achieving the highest and best use with the TID boundaries…”
Authorized projects and costs in Development Area 4 (which encompasses this proposed rezoning
site) include “Blight elimination and redevelopment activities.” These activities may include, but
not be limited to “. . . . funding participation to encourage higher density. . .” The TID #5 plan also
states that “It is the intent of the City of Middleton City Council and Community Development
Authority (CDA) to work with individual property owners on the redevelopment of their individual
sites by offering different types of redevelopment services.” It further says “Each project will also
be reviewed in a manner addressing the criteria of blight elimination, housing development, job
creation, tax increment creation and similar redevelopment criteria.” The TID plan also states “This
TID could be viewed in the range of a total “tear-down” to a total “redevelopment of existing
properties.” The conservative approach would be to look at each sub-area and determine what, if
any, structures should be demolished for redevelopment of that site. It is anticipated that a “middle
of the road” approach will be used on a case-by-case basis where some sites may be totally
rehabilitated and others may be torn down with new construction.”
Parcels shown as orange in the TID #5 plan maps are labeled “Potential Redevelopment SubAreas”, which were used to determine the increment potential of the district as a whole. However,
nowhere in the plan does it indicate that redevelopment would be strictly limited to these areas.
The City’s Redevelopment District #3 Plan was adopted in 2008, and shows these three parcels as
blighted for various reasons, as listed in the “Table 3, Blight Determination”. The redevelopment
plan also states that “Redevelopment District #3 will provide the basis for potential City
participation with the private sector in new and redevelopment of this area in the City of
Middleton.” The same statement shown above “…nowhere in the plan does it indicate that
redevelopment would be strictly limited to these areas” is true for the orange highlighted areas on
map 5 in the Redevelopment District #3 Plan.
Although the applicant cites a specific page in the TIF plan to help justify high density apartment
and condominium housing” for this site, it’s important to note that TIF Project Plans never
recommend development intensities – only zoning can do that. TIF plans are a road map to
implement a financial economic development tool. They are not neighborhood plans, and tax
increment can occur anywhere in the district. The density numbers from page 35 of the TIF No. 5
Project Plan are development projections to justify public improvement expenditures to the Joint
Review Board. These development assumptions / projections are always conservative.
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Workforce Housing Strategy: In 2015, the City adopted a Workforce Housing Strategy, which has
a stated goal of encouraging, facilitating, and supporting affordable homeownership for families
earning up to 80% of the AMI and to increase Middleton’s supply of affordable housing units by at
least 295 units in the next 3-5 years. In order to achieve this goal, the Council adopted several
strategies, including the two listed below:
1. Utilize tax increment district (TID) 3 and 5 funding for affordable workforce housing to
match other funding sources. Encourage that all residential projects receiving a tax
increment financing (TIF) subsidy have a percentage of affordable units.
2. Incentivize housing developers to include workforce housing units in new developments,
through the use of TID 3 and 5 funding, through impact fee waivers, through the deferral of
parkland fees, and through possible reductions in required number of parking spaces for
affordable units.
Historic Pheasant Branch Crossing Concept Plan:
In 2015, the City began developing a plan to celebrate historic structures near the project site and to
promote their repurposing as a way to draw new activity and investment into the area so as to help
fulfill the goals set for Middleton’s TIF District #5. The Common Council endorsed an initial
concept plan on August 11, 2015, and, after the Plan Commission obtained public input at their
August 22 meeting, the Council approved the final Historic Pheasant Branch Crossing concept plan
on September 19. This concept identifies the three parcels for potential residential development
with a conservancy trailhead located on the two lots immediately east of the site (none of the
existing structures are deemed historic). The plan also advocates improved pedestrian and bicycle
circulation along Century Ave. and stormwater quality improvements to enhance the conservancy
and Lake Mendota. The building footprint shown for the three parcels is not intended to indicate the
City’s support for or against this apartment project.
Bicycle & Pedestrian Plan (2009): This document identifies the need for a 10 ft. wide shared path
along the north side of Century Avenue, connecting Old Creek Road with the Conservancy trail
network and Branch Street. This path would be in lieu of establishing on-street bicycle lanes, which
have been determined not to be easily feasible given right-of-way and utility constraints along the
Century Avenue corridor. The building’s front façade will be set back about 25 feet from the edge
of the new path. The City will still need to work with the two property owners to the west so that
the path reaches Old Creek Road.
North Mendota Future Urban Development Area (FUDA): This study projected approximately
16,000 new residents over the next 25 years for the 4 communities that make up the study area
(Middleton, Westport, Waunakee and Springfield). The FUDA stated that “Some of this growth
can and should be accommodated through redevelopment and infill in the existing Urban Service
Area.” Some of the redevelopment and infill recommendations from this study include:
 Middleton and Waunakee are advised to identify additional new redevelopment/infill areas
presented in 5. Additional Redevelopment Areas.
 Continue to allow well-designed intensification in appropriate existing urban residential
areas including subdividing large parcels into smaller lots, accessory dwelling units, duplex
conversion and multi-family.
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Ensure multi-family housing is well designed and arranged within the site, integrated
amongst surrounding lower-density housing units and sites, and provided with the proper
level of utilities and community services.

The FUDA study also recommended that Middleton amend or update its Comprehensive Plan to
identify new redevelopment and infill opportunities. This update process is currently under way.
Grant programs: In late 2016, the WisDNR awarded the City a $172,250 Knowles-Nelson
Stewardship grant to assist with the purchase of the two parcels immediately east of the
development site in order to establish a trailhead that would help accommodate parking demand at
this popular entrance to the conservancy. The Common Council accepted the terms of the grant on
April 4, 2017, and the developer has indicated a willingness to sell the two parcels to the City for
the price he paid (which is more than the appraised price). It will be up to the Common Council to
determine whether that is an acceptable price.

Planning Staff Analysis of GIP and supplemental materials
Building Height, Setbacks: At three stories, the proposed 46-unit building is lower in height than
the development concept considered last spring. There is an additional story devoted to covered
parking with access from the east, but this level will not be visible to residences adjoining the site to
the west and northwest because of the natural topography of the site. People approaching the area
from the east could perceive that the building is taller, but that impact is comparable to how hillside
residential structures appear from the conservancy trail network and Old Creek Road. Sheet A-991
in the Architectural section of the binder submitted by the developer on May 26 provides a helpful
illustration of how the building height and placement compares with the single-family residences to
the west. This sheet indicates that the building will rise 40’8” above grade at the west driveway
entrance. The official building height, however, is the vertical distance measured from the mean
ground level immediately adjoining the front of the structure. The developer’s revised elevations
indicate that the building height is 43’6”.
The proposed placement of the apartment building maximizes the separation from existing nearby
residences, and the rear of the building does not encroach upon any delineated wetland or
floodplain. The front of the building
would be set back approximately 25 ft.
from the 10 ft. wide shared use path that
is planned to replace the narrow
sidewalk running along the north side of
Century Ave. The front façade of the
structure would be approximately
aligned with the rear elevation of the
existing structures at 6620 and 6624
Century (see Fig. 6). The front building
setback is comparable to the other
structures along the north side of
Century Avenue between Middleton
Glen and the former Copps grocery store
to the east of the site.
Figure 7 – Historical photo illustrating the 3-story height of the former
Pheasant Branch Brewery (Middleton Area Historical Society)
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Lot Coverage & Impervious Surfaces: Under the current zoning regulations, a structure on each
lot may cover up to 35% of the lot (including any structures and patios, measured to the building
foundation). The code does not stipulate a maximum impervious surface area in R2 zoning districts.
Existing structures and driveways cover about 10 to 11% of the total site. The proposed building
would cover 19,439 sq.ft., or 38% of the land. Klein indicates that the impervious surface area
(including pavement) would be 35,466 sq.ft., or 69% of the total site. With 46 dwelling units on a
1.18 acre development site, the building density is 39 units/acre. The Floor Area Ratio is 1.02.
Traffic: A traffic impact analysis (TIA) completed recently by a City consultant (at developer
expense) concluded the following:
 The future conditions traffic operations analysis indicate that site-generated traffic from the
proposed Stagecoach apartment building will not significantly impact operations within the
study area
 The three existing residential access drives will be consolidated into one driveway serving
the Stagecoach development resulting in fewer turn conflict locations. However, the
Stagecoach driveway will serve higher traffic volumes than the existing three single family
residential homes.
Planning staff had wondered whether it may be necessary to restrict turning movements to rightin/right-out only (similar to what is in place at nearby Middleton Glen), but the TIA report
concluded that no on-street modifications are necessary. Furthermore, the consultant does not
anticipate any driveway sight distance problems assuming no new site obstructing landscaping is installed
within the sight triangles and that the existing trees and shrubs are trimmed. The Public Works Committee

approved the TIA report contingent upon resolution of minor staff edits noted in the draft, and
recommended an ordinance change to prohibit left turns from Century Ave. onto Old Creek Rd.
(The TIA actually identified a concern with existing turning movements at the Century/Old Creek
Rd. intersection.)
In summary, the trips generated by this 46-unit building will not create a noticeable increase in
traffic or deterioration in safety along Century Ave. Conditions could actually be improved with
this project because drivers will no longer be backing out of their driveways onto the street.
Transit service: There are very few bus stops in Middleton that provide the same, high level of
transit service as those located within a 5-minute walk of the development site. During the morning
peak travel period, bus stops around the Century/Branch intersection have direct service every 30
minutes to downtown Madison (via the Branch/University corridors) and Middleton’s business
parks (via the Airport Rd./Pleasant View Rd./Deming Way and points south in Madison), with
service operating in reverse every 30 minutes during the afternoon peak period. Route 70 provides
hourly service during weekday off-peak periods, and Route 78 provides hourly service on
Saturdays.
Parking and On-Site Circulation: The proposed development includes 50 covered and 24 surface
parking stalls, for a total of 74 on-site spaces. With 65 total bedrooms within the building, the
parking ratio is 1.14 per bedroom, or 1.61 per dwelling unit. The current plan provides 4 fewer offstreet parking spaces than the 78 that are required by the City’s Off-Street Parking Standards for the
proposed mix of residential units.2
For comparison, the project proposed as part of Klein’s initial rezoning request would’ve resulted
in 24.5 fewer parking spaces than required.
2
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Not meeting the City’s parking standard could be a significant issue given that the lack of available
on-street or off-street parking alternatives nearby—meaning there is no suitable “backup” option in
the event parking demand cannot be met on-site. However, there is some evidence that the City’s
standard for this type of development may be higher than necessary. In early spring 2017, planning
staff monitored off-street parking use at the Parmenter Circle development. That 124 unit project
provides 10.5 fewer stalls than called for by the City’s parking standards. Based on several
observations at various times of the evening and weekend, staff has not encountered an instance
where all surface parking stalls have been in use. It should be noted that Parmenter Circle also
provides 1.54 stalls per dwelling unit, but only 1.11 stalls per bedroom (slightly lower than the
Stagecoach proposal).
On-site circulation appears to adequately meet the needs of the project, and the topography of the
site is such that vehicle headlights will likely not shine into windows of adjoining residences. The
use of evergreen plantings or a fence section would augment parking lot screening, but such details
should be addressed at the Specific Implementation Plan stage. Engineering staff have noted that
on-site circulation may be restricted when a moving van is present, but that is not an uncommon
occurrence at other multi-family developments.
Stormwater, Floodplain and Wetlands: The developer has completed a geotechnical exploration
report to assess soil conditions, a wetland determination report to verify wetland boundaries, and a
stormwater management report and erosion control plan. The full reports, including maps, are
included with the GIP submittal. The closest delineated wetland is approximately 50 ft. north of the
northern property line. According to the assistant city engineer, the Dane County requirement of a
75 foot setback from wetlands does not apply to land within the City. There is not a FEMAdesignated 100-year floodplain on the property. The developer indicates that 31% of the property
will continue to be pervious.
Dane County Land Conservation staff are
currently reviewing the stormwater
management plan and the stormwater
maintenance agreement, and will forward a
recommendation to City engineering staff.
The agreement has to be approved by the
Common Council and recorded before the
City can issue a stormwater permit for this
project. 3
Trees and Conservancy Impacts: The
developer’s submittal includes a
professional inventory of all trees in the
northern two-thirds of the development site
with a diameter at breast height greater
than 8 inches. Of the 30 trees inventoried,
20 are considered species (box elder,
3

Figure 8 - View from rear yard of 2901 Old Creek Rd. (northwest)

The submittal of a storm water permit application and associate storm water management plan is some indication of
how much detailed work the developer’s engineer has undertaken to study the impact of the project with respect to
storm water runoff.
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cottonwood, silver maple) common to the wet, floodplain areas of the adjoining Pheasant Branch
Conservancy. According to the City’s forester, some of the 9 black walnut trees may be large and
straight enough to have lumber-producing potential. The survey indicates that 9 of the trees are
healthy, 12 have minor defects, 6 have moderate defects, and 3 have significant defects. It is worth
noting that an aerial photograph from 1955 indicates that the northern half of the development site
was largely devoid of tree canopy at the time, meaning most if not all of the surveyed trees are
likely less than 65 years old.
The surveyed trees certainly create the
impression that they occupy conservancyzoned land, just as did the trees that
formerly occupied other properties that
developed along Old Creek and Pheasant
Branch Roads. However, no portion of the
development site is currently designated a
greenway or conservancy. The City has no
jurisdiction over tree retention on private
property unless there has been some
requirement triggered by a subdivision or
rezoning action. Thus, absent the conditions
associated with PDD zoning, property
owners are not obligated to retain any trees
on land they own in the city. If the
development is allowed to proceed, the City
should work with the developer to identify
Figure 9 – 1955 Air Photo
any existing trees that can be saved—
particularly those located near the property
boundary. Clearly, any tree removal and site grading should take place in a manner that does not
affect trees on adjoining land.
Architecture, Lighting, Landscaping: These details are typically addressed in complete detail at
the Specific Implementation Plan stage. However, because of the site’s proximity to the
conservancy and several historic structures, there is keen community interest in ensuring that this
development doesn’t detract from these valuable community assets. At the direction of the Plan
Commission and Common Council, Planning staff worked with Vandewalle & Associates, the
City’s planning consultant, to develop design guidelines for the Historic Pheasant Branch Crossing
concept plan (see page 9). Although not yet officially approved by the City, they were endorsed by
the Landmarks Commission on October 2, and they have helped spur the developer and his
architect to revise their building design concept. (The flat-roof building design proposed by the
Stagecoach developer in August did not meet several important design criteria articulated in the
guidelines.) The developer’s October 3 letter itemizes how he believes his development concept
adheres to the guidelines. Planning and consulting staff believe that the massing, rooflines and
windows are now compatible with the guidelines. We feel that the revised building concept
provides a sufficient basis for approving the project at the General Implementation Plan stage,
recognizing that all the specific design details will be addressed as part of the Specific
Implementation Plan. The guidelines coupled with existing city ordinances will guide the final
design of components of the project (for example, requiring the use of full cut-off light fixtures to
avoid glare onto neighboring properties).
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Committee Review
This section is a compilation of the review undertaken by advisory bodies to whom the Plan
Commission referred the rezoning request:


Conservancy Lands Committee:
6/28/17: Jacob Klein answered questions related to the wetland delineation and stated that
there are no impacted wetlands as a result of his development. Jacob also explained the
storm water collection system for the project. Markart asked regarding water table on site
and if geo-technical work had been completed and Klein shared depth results of the water
table. West asked if the two spruce trees on the landscape plan could be replaced with an
oak or something that blends into the site. Hubbard discussed the benefits of the future
trailhead project and its benefit to the conservancy. Moved by Hubbard, seconded by
Richards that Conservancy Lands is supportive of the project and the future development of
the trailhead. Motion carried 5-0



Public Works Committee:
6/26/17: Knorr moved that the Committee recommend to the Plan Commission deferral of the
rezoning request until completion of a traffic impact analysis (TIA), and resolution of the technical
issues noted in Engr. Tech. Rich Weihert’s review recommendation memo dated 6/21/17. Motion
seconded by Teal, motion carried 7-0.
8/14/17: Richard moved that the Committee approve the traffic impact analysis report submitted
7/26/17, contingent upon resolution of minor staff edits noted in the draft, and recommend to the
License & Ordinance Committee and Common Council an ordinance change to prohibit left turns
from Century Ave. onto Old Creek Rd. Motion seconded by Knorr, motion carried 5-1, with Teal
opposed. (Note: Ald. Teal indicated after the meeting that his vote in opposition to the TIA was
related to his belief that Old Creek Rd. should no longer connect with Century Ave.)



Water Resources Management Commission:
7/19/17: Wade Wyse briefed the Commission on the storm water management plan for the
proposed Stagecoach development project on the north side of Century Ave just west of the
upstream creek crossing. The existing site drains generally from southwest to northeast.
While clay overlies sand in the southwesterly section of the site, sandy soils are at or very
near the surface in the northeast. Although the site includes some existing houses, for
purposes of modeling storm water management the entire site will be conservatively treated
as if it were new development.
The proposed controls include two bioretention basins, one along the west, the other at the
northeast, and an underground storage system between the two. The northeast bioretention
basin will discharge to the creek, which lies approximately 10 feet below the basin. Not yet
decided is how the discharge will be conveyed safely across the City lands to the creek.
Staff stated that Dane County had completed a cursory review and found the plan to be
generally compliant with the City’s ordinance and standards for storm water management.
Gebert reviewed a letter of concern from a nearby resident, which included three salient
points. The first relates to an apparent discrepancy between the DNR’s wetland map and the
map produced by the Developer’s consultant which showed no wetlands on site. Bachhuber
explained that the DNR maps are crudely based on soil maps and aerial photography, while

Rezoning Request, “Stagecoach Trail Apartments (46-units),” 6620-6626 Century Ave., PC File #2463

Page 15

the Developer is required to perform an on-site survey of wetland limits, which is far more
accurate and should be deemed reliable. The second relates to a required change in zoning
needed to allow this development to proceed at the proposed density. Gebert observed that
zoning was the purview of other City commissions. The last concern, which relates to the
question of whether the site would be treated as new development, was previously addressed
by Wyse.
Potter moved, Whitish seconded to approve the storm water management plan as submitted,
contingent upon: further review by staff and Dane County of the final design of a stable
conveyance from the outfall to the creek; staff’s reporting back to the Commission the
specifics of that final design or any unaddressed concerns related thereto; and final review
and approval of the plan by Dane County. Motion carried.
9/20/17: Wade Wyse briefed the Commission on the plan to install a stable conveyance
from the site’s storm water management facilities to the creek. The discharge will be
conveyed through a pipe (sized to 100-year event) from the outfall to the creek bank, with
riprap extending to the creek. Two options for this design include routing the storm pipe
over an existing sanitary sewer interceptor and discharging eight feet above the normal
water surface elevation, or installing a drop manhole to serve as energy dissipation, and
extending the pipe beneath the interceptor to a point just above the water surface.
Gebert moved, Ramsey seconded to approve the second option with discharge to be set
close to the water surface elevation while providing sufficient buffer distance to account for
ice buildup in winter, and to include riprap at the outfall and at the emergency overflow of
the bioretention basin, and to angle the last run of pipe so as to meet the creek further
downstream at an angle more in line with the direction of creek flow. Motion carried.
Joan Heitman requested a chance to speak on behalf of Ric Soto and presented a list of
issues he would like to see addressed in the final design.
Bachhuber moved, Richards seconded to refer the list of issues from Ric Soto to the County
to be addressed as part of the plan review and recommendation report. Motion carried.


Work Force Housing Task Force:
6/12/17: Committee members inquired as to whether the developer is planning to use
WHEDA’s tax exempt bond program, and if not, what the City could do to incentivize the
developer to utilize this program. They indicated a need to see the pro forma for the project,
and expressed interest in having the developer attend the July meeting to provide additional
information. Hansen and Slavish expressed interest in adding two bedroom affordable units
to the mix. Committee members discussed City of Madison requirements for tax increment
financing (TIF), including that the pro formas be public records, and the clawback provision
for TIF in Madison which states that if additional income streams are used for the project,
the City can claw-back some of the incentives allocated for the project. Committee members
expressed a strong interest in the affordable component of this project.
7/17/17: City Administrator Mike Davis provided an update on the tax increment financing
(TIF) #5 project plan. Klein stated that he is proposing to use the WHEDA bond program
and is hoping to get in the queue for the December bond issuance. He is proposing that 20%
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of the units at Stagecoach Trail Apartments would be affordable to households earning 50%
of the area median income (AMI). Paulsen stated that this accords with the Workforce
Housing Committee’s goals of not having 100% of units in one building be workforce
housing, but also not having new multi-family buildings with no workforce housing in them.
Committee members expressed concern over a $1 for $1 funding incentive for workforce
housing, with the ultimate goal of leveraging other funding sources for workforce housing.
Paulsen stated that parking must be included in the rents. Klein stated that if there were no
WHEDA bond program and no TIF incentive, the units would all be market-rate. Bruce
stated that the Committee supports affordable housing and redevelopment and this project
aligns well with those goals.
Moved by Kuhn, seconded by Klatt, to support the TIF request for workforce housing for
20% of the units at 50% of AMI. Motion carried (7-0).

CONCLUSION AND RECOMMENDATIONS
Planning Department and TIF project staff believe the project site is suitable for well-designed,
multifamily housing given the proximity to neighborhood services (e.g., a grocery store, bank,
restaurants), excellent transit service (by suburban standards), immediate access to the Pheasant
Branch Conservancy and the backbone of the City’s trail network, and removal of blighted
structures. We believe that the developer’s 46-unit concept is compatible with pertinent City and
regional plans, including the TID #5 project plan.
The key issues that have been raised over the past couple years include determining the appropriate
development density for this site, ensuring that a project doesn’t compound traffic issues along
Century Avenue, protecting the Conservancy, wetland preservation, stormwater management, and
ensuring that the building design is compatible with historic structures in the area. Based on staff
review of the developer’s comprehensive submittal and committee review of pertinent sections,
Planning staff have concluded that the development team appears able to carry out this project in a
manner that properly addresses the concerns raised to date. Furthermore, we believe that it is
entirely appropriate to follow the normal PDD rezoning process.
Over the past few months, City officials have received numerous emails and other comments about
the project. To address the key issues and questions that have been raised, staff has prepared a
“Frequently Asked Questions” document as an appendix to this staff report.
Recommendation for October 10 Plan Commission meeting: Based on a comprehensive review
of the revised application materials; city plans, policies and regulations; and public input, Planning
staff support this zoning amendment, and therefore we recommend that the Plan Commission
recommend that the Common Council approve an ordinance rezoning the properties to PDD-GIP,
with the understanding that architectural and other design details, as well as all staff
comments/recommendations, will be addressed at the Specific Implementation Plan stage. A key
component of the SIP will be to ensure that the building architecture meshes with the design
guidelines being developed for the Historic Pheasant Branch Crossing District.

