
 
 
 
November 12, 2008 
 
Mr. Brad Murphy 
Department of Planning and Development 
City of Madison 
215 Martin Luther King, Jr. Blvd. 
Madison, WI 53701 
 
RE: Letter of Intent 
 Northport Commons, 542 Northport Drive 
 Revision to the General Development Plan 
 Revision to the Specific Implementation Plan 
 
Dear Mr. Murphy: 
 
Please accept this submission describing Habitat for Humanity of Dane 
County’s development plans regarding proposed revisions to the 
Northport Commons General Development Plan (GDP) and Specific 
Implementation Plan (SIP). 
 
On March 16, 2004, the City approved the Specific Implementation 
Plan for the Northport Commons subdivision.  Included with this 
letter of intent are the applications, plans and text necessary for staff, 
Plan Commission, Urban Design Commission, and Common Council 
consideration for approval of the modification to the existing Specific 
Implementation Plan and General Development Plan for Northport 
Commons, located at 542 Northport Drive. 
 
Habitat for Humanity of Dane County has made every effort to 
develop a project that will serve the needs of the City, the 
neighborhood, and its own family partners. Thank you for your review 
of this proposal. HFHDC is eager to work with the City to make the 
Northport Commons neighborhood a truly great place to live. 
 
Respectfully submitted, 
 
 
Michael Carlson 
Director of Community Development 
Habitat for Humanity of Dane County  
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PROJECT DEVELOPMENT TEAM 
 
 
 
Site Owner and Developer:   Civil Engineer:  
Habitat for Humanity of Dane County  Matt Collins, P.E. 
Perry Ecton, CEO    JSD Professional Services 
1014 Fiedler Lane, #29   161 Horizon Drive, Suite 101 
Madison, WI 53725    Verona, WI 53593 
 
 
Site Planner:     Landscape Architect: 
Jim Bricker     Sarah Lerner 
JSD Professional Services   JSD Professional Services 
161 Horizon Drive, Suite 101   161 Horizon Drive, Suite 101 
Verona, WI 53593    Verona, WI 53593 
 
 
Home Contractor:    Infrastructure Contractors: 
Habitat for Humanity of Dane County  To be determined by  
1014 Fiedler Lane, #29   competitive bid   
Madison, WI 53725 
 
 
Project Contact: 
Michael Carlson 
Habitat for Humanity of Dane County 
1014 Fiedler Lane, #29 
Madison, WI 53725 
608.255.1549 x.107 
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BACKGROUND 
 
Northport Commons sits on Madison’s north side, on the site of the 
old Moose Lodge. The site is located just off the busy thoroughfare of 
Northport Drive, at the corner of Northport and Kennedy. Warner 
Park and its Community Center, Troy Gardens, the Mallards stadium, 
and the Sherman commercial corridor all sit within 10-15 minutes walk. 
Residents enjoy immediate access to Hwy. 113 and quick access to 
Hwy. 51 via Hwy. CV. Buses run here routinely, and bike paths 
surround the area. The site is sunny, well-ventilated, and is surrounded 
by other single-family homes, apartments, and apartment conversion 
units. The land has already been cleared, graded, platted, and improved. 
Despite the site’s proximity to Northport, the setting is peaceful, and 
will only be enhanced with further build-out. 
 
The Waukesha-based development group C-CAP, led by Scott Fergus, 
purchased, platted and improved the Moose Lodge property into what 
has become Northport Commons, a residential subdivision of 9 single 
family homes and 26 town  homes. As of 2007, only four town homes 
and four single family homes had been built and sold, and C-CAP 
lacked sufficient funds to build more houses for market. In an effort to 
recuperate the allocation of Block Grant funding intended to make the 
project accessible to lower-income homeowners, the City contacted 
Habitat for Humanity in June of 2007 to discuss the possibility that 
Habitat might purchase either a part or the whole of the remaining land 
to catalyze the build-out.  After several months of research, HFHDC 
concluded that the organization could successfully structure the pre-
existing CDBG debt and build out the site using the Habitat model: 
 
• Land and site development costs paid for with a mix of Block 

Grant and conventional financing, donation, and sponsorship; 
• Out-of-pocket construction costs financed through donation, 

sponsorship, and the substantial volume of volunteer and gift-
in-kind labor; 

• Homeowner investment of 300-350 hours in sweat equity to the 
construction of their home; 

• HFHDC in-house financing to partnering families through 0% 
mortgages, with payments that include taxes and insurance set 
at 25% of a family’s monthly income. 

 
Northport Commons serves as HFHDC’s pilot project in its Urban 
Neighborhood Initiative to help low-income families attain the dream 
of homeownership through infill housing in Madison. The Urban 
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Neighborhood Initiative signifies HFHDC’s next major building 
program as it nears completion at Twin Oaks, where 50 families have 
become Habitat homeowners in a mixed-income neighborhood of 
over 130 total units. While Twin Oaks stands as an award-winning 
success of mixed-income development, the Urban Neighborhood 
Initiative targets building sites such as Northport Commons, which lie 
close to urban amenities and services; which sit on major traffic 
arterials to provide efficient access to jobs; and which represent unique 
opportunities for infill in neighborhoods that may have been previously 
platted and improved, but are otherwise sitting idle.  
 
HFHDC closed on the property in April, 2008, and in subsequent 
months contacted the neighbors already living in Northport Commons, 
Alder Michael Schumacher, and the Northside Planning Council both 
to share information regarding our building program, and to solicit 
feedback regarding design concepts. Further, HFHDC tested its 
general development plan in a scaled model block study directed by 
Steve Steinhoff, director of the Neighborhood Design Center (NDC), 
to ensure the feasibility of the proposal and to identify design 
opportunities and potential pitfalls.  In light of the feedback HFHDC 
received from its community contacts, and the lessons learned through 
NDC’s modeling exercises, HFHDC believes the development 
proposal now submitted for the City’s review makes judicious use of 
the site, while respecting the expressed needs and concerns of the 
neighbors and community stakeholders.  
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DEVELOPMENT MODIFICATIONS AND MOTIVE 
 
Early into their investigation of the site at Northport Commons, 
HFHDC staff speculated that the sluggish sales of units in the 
neighborhood may have resulted from the platting. HFHDC 
concluded that an alternative configuration was more suitable for its 
building program.  The current proposal makes use of the pre-existent 
infrastructure and gross lot dimensions, while providing a housing 
product better suited both to typical Habitat construction practice and 
the location of the site within the urban fringe of Madison.  
 
Exhibit 1 shows the design approved in 2004.  The area that Habitat  
proposes to modify is shown on Exhibit 2 and includes: 
 
• The land adjacent to Northport Drive, currently platted for the 

construction of four, 4-unit banks of town homes; 
• Lot 17, at the end of Moose Trail, currently platted for a single-

family home; 
• The ‘island’ of land bounded by Moose Trail and Cordelia 

Crescent, currentlyplatted for the construction of one,  6-unit 
bank of townhouses fronting the central park (Outlot 3). 

 
The most salient feature of HFHDC’s redevelopment plan is the 
substitution of zero-lot line town homes with single family detached 
housing harmoniously integrated with its surrounding green space. The 
rationale for this decision follows: 
 
• The majority of homeowners who partner with Habitat prefer 

single-family detached homes - such homes, therefore, are easier 
to market; 

• The majority of homes built by HFHDC in its 21 years of 
service to Dane County have been single family detached 
homes, and the construction techniques involved in this type of 
construction are most familiar to its staff and volunteers; 

• Detached homes permit more efficient and flexible construction 
scheduling, allowing for pre-fabrication at HFHDC’s warehouse 
facility; 

• Plan sets for 4-unit banks of townhouses must be drawn up by 
a licensed architect.  HFHDC can legally produce single-family 
home plans in-house, resulting in lower predevelopment costs 
and greater control over its development timelines.   
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The proposed modifications are shown in Exhibit 3.  In general, 
Habitat proposes:  
 
• To  reconfigure the layout and associated unit types of the lots 

platted parallel to Northport Drive; 
• To reconfigure the layout and associated building types of the 

lots facing the central park; 
• To revise the General Development Plan for the development 

site at the east end of Moose Trail (indicated as Area B on 
Exhibit 2); 

• Increase physical and visual connections between Moose Trail, 
Cordelia Crescent, Northport Avenue and the future central 
park by means of subsidiary, semi-private courtyards; 

• To improve the connectivity, circulation, community 
monitoring and quality of public spaces through an enhanced 
pedestrian network. 

 
Specifically, HFHDC’s site layout as shown in Exhibit 3 proposes to: 
 
• Reconfigure the layouts of two of the 4-unit town homes into 

‘quad’ blocks organized around a small, central courtyard and 
pedestrian row to provide more natural lighting, well-framed 
community space, and a more useful balance between the 
building masses and exterior spaces; 

• Combine Lot 17 to the town home lots platted adjacently to the 
south, and  reconfigure the town homes there into single family, 
accessible housing, laid out roughly into a ‘J’, such that the 
courtyard  framed within that block connects visually and 
physically with the central park; 

• Subdivide and reduce the density of units platted to front the 
central park: Whereas the current plat calls for a 6-unit bank of 
townhouses, HFHDC proposes to build  4 or 5 single-family 
detached row houses, with units that still front and frame the 
central park as called for on the original plat. 
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LANDSCAPING, PARKS, AND NEIGHBORHOOD 
AMMENITIES 
 
Ultimately,  the park situated at the center of the neighborhood anchor 
the site layout. The semi-private courtyards around which the homes 
are massed, creates a network of subsidiary centers bound both 
together and to the central park by additional walkways and pedestrian 
rows, Specifically, HFHDC proposes: 
 
• To introduce walkway connections between the pre-existent 

sidewalk running adjacent to Northport and the fire alleys 
projecting perpendicular to Moose Trail: We believe that people 
will inevitably cross Northport Drive at the nearest convenient 
point, rather than at the marked cross-walk, and we would 
prefer to channel that movement through the public alleys, 
rather than through the semi-private courtyards; 

• To frame the central park with an additional sidewalk laid 
adjacent to the front lot lines of the row houses; 

 
HFHDC intends to complement the reorganization of the site with 
other site amenities that will preserve and augment the urban character 
of the neighborhood:  
 
• HFHDC proposes to work with the neighbors, its own 

volunteer landscape architects and consultants to design and 
build a park that best serves the needs of the neighborhood. 
Ownership and maintenance of the park belongs to the 
homeowner’s association as specified in the Deeds and 
Covenants. However, HFHDC is eager to mobilize its resources 
to provide a place where all the residents of the neighborhood 
might come together to play, relax, and enjoy the day.  

• HFHDC will work with the neighbors, its volunteer landscape 
architects and master gardeners to embellish the site generously 
with tree rows and other plantings placed to preserve privacy 
and energy-efficiency within the units; to support on-site water 
retention; and to buffer the visual and acoustic effects of traffic 
on Northport;  

• The corner of Kennedy and Moose Trail serves as a bus stop 
for any number of school kids who live in the area: HFHDC 
proposes to design and build a small plaza at that corner that 
will serve both as a pleasant place for parents to wait for their 
children, and as a formal entryway into the neighborhood. 
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FUTURE DEVELOPMENT 
 
Habitat intends to submit at least two additional SIPs for the City’s 
review and approval. In general, Habitat proposes the following: 
 
• That the multi-family lot at the end of Moose Trail be joined 

with the single-family Lot 17, to yield a more flexible building 
site, upon which will be built a cluster of accessible single-family 
homes, intended for senior citizens or homeowners with 
disabilities. These homes will both surround and frame a 
courtyard that will serve as the terminus of the pedestrian row, 
and will be visually connected with the central park; 

• Alder Schumacher requests that Habitat reserve the multi-family 
lot at the corner of Kennedy and Moose Trail for either a 
commercial or non-residential use. Habitat intends to make a 
good-faith search during the course of our build-out for a 
partner whose proposed use of that land will both serve and 
complement the development as a whole and serve the larger 
neighborhood; 

• The remaining single-family lots fronting Cordelia Crescent will 
be reserved for market-rate sale, to preserve the mixed-income 
intention of the neighborhood.  

 
 
PROPOSED PROJECT SCHEDULE: 
 
Winter 2008-Spring 2009: Begin and complete the 4-unit townhouse 
fronting Kennedy Road 
 
Spring 2009-Fall 2009: Construct eight single-family detached homes 
adjacent to Moose Trail 
 
Winter 2009-Fall 2010: Construct single-family homes overlooking the 
central park, and the park itself 
 
Winter 2010-Summer 2011: Construct single-family homes at southwest 
corner of lot 
 
Ongoing: Market single-family lots along Cordelia Crescent for market-
rate resale; search for partner to build non-residential property at 
southeast corner of site 
 
 
















