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Introduction and Summary 
Habitat for Humanity of Dane County (HFHDC) proposes to replat and develop the vacant 
townhome parcels remaining in the Northport Commons development located at Kennedy Road 
and Northport Drive in the City’s northside neighborhood.   This document describes the PUD-
GDP and SIP alterations that are necessary to implement the proposed development which will 
be named the Park Homes at Northport Commons. 

 
Northport Commons is a partially developed residential project located on the site of the former 
Moose Lodge. It is surrounded by other single-family homes, apartments, and apartment 
conversion units. Warner Park and its Community Center, Troy Gardens, the Mallards stadium, 
Lindberg Elementary School, and the Sherman Avenue commercial corridor are all within a 10-
15 minute walk of the site. Residents enjoy immediate access to Hwy 113 (Northport Drive) and 
quick access to US Hwy 51 via Hwy CV.  A Madison Metro bus stop lies adjacent to the site and 
numerous bike paths and routes serve this location.  
 
Northport Commons encompasses 4.2 acres of vacant land that was cleared, graded, platted, 
and improved with streets, sidewalks, and municipal utilities as part of a previous development 
effort.  
 
In 2004, the Waukesha-based development group C-CAP, platted and improved the former 
Moose Lodge property into Northport Commons, a residential subdivision with 9 single family 
homes and 30 townhomes.  By 2007, only four townhome units and four single family homes 
had been built and sold, and C-CAP lacked sufficient funds to construct additional speculative 
houses.  In an effort to recuperate the allocation of Block Grant funding intended to make the 
project accessible to lower-income homeowners, the City contacted HFHDC in June 2007, to 
discuss the possibility for Habitat to purchase either some or all of the remainder of the land 
from C-CAP in order to re-invigorate the development. 
 
After several months of research, HFHDC concluded that if there were some minor 
modifications to the general plan, it would be feasible to successfully structure the pre-existing 
CDBG debt and complete the build out of the site using the Habitat homeownership model 
which involves project sponsorship, volunteer labor, sweat-equity, and HFHDC income adjusted 
mortgages.   
 
Working with the City, Habitat closed on the property in April 2008 and began several months of 
planning to formulate the modest and reasonable design changes that would improve the 
projects’ viability.  The planning process included discussions with residents in the eight existing 
homes, and other neighbors, Alder Michael Schumacher, and the Northside Planning Council to 
share information regarding HFHDC’s building program and to solicit feedback regarding 
proposed design concepts.  A preliminary conceptual general development plan was then 
evaluated through a “scaled model block study” facilitated by the Neighborhood Design Center, 
to review the feasibility of the conceptual proposal.   The feedback received during these 
discussions was incorporated into the revised site plan and development standards described in 
the following sections.   
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The original plan for this project was to create a pedestrian scale neighborhood of 39 modestly 
priced affordable homes (9 single family houses and 30 units in 7 townhome structures) 
surrounding a small private totlot park.  The modifications proposed by Habitat for Humanity will 
create a 36 to 38 unit neighborhood comprised of 8 conventional single family homes, 12 
clustered single family homes and 16 to 18 units of medium to high density residences and/or 
possibly one commercial lot.  Four of the new residential units will be specifically designed and 
constructed for families requiring ADA improvements. The small private totlot park will also be 
expanded under the proposed plan  
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Location Map 
 

Northport Commons
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Proposed Modifications to the Northport Commons GDP/SIP 
(For reference, Exhibit 1 shows the original 2004 approved design.  Exhibit 2 illustrates the 
areas that will be affected by the modifications proposed by HFHDC.  Exhibit 3 is the proposed 
site plan for the new Park Homes at Northport Commons project and Exhibit 4 is the proposed 
final plat for the new Park Homes at Northport Commons.)   
 
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.  
 
Rationale 
The proposed alternative lot and unit configuration is based on the following pragmatic 
considerations:  

• The majority of homeowners who partner with HFHDC prefer single-family detached  
homes - such homes, therefore, are easier to market; 

• The majority of homes built by HFHDC in its 20 years of service to Dane County have 
been single family detached homes, and the techniques involved in their construction 
are most familiar to HFHDC staff and volunteers; 

• Detached homes permit more efficient and flexible construction scheduling which is 
critically important to make the best use of HFHDC pre-fabrication operations and 
warehouse facilities; 

• Plan sets for a 4-unit bank of townhouses must be prepared by a licensed architect, 
whereas HFHDC can legally produce plans for single-family home in-house.  This 
enables HFHDC to both reduce pre-development expenses and to maintain greater 
control over construction coordination and schedules; 

• Reconfiguring the layouts of the 4-unit townhomes into a ‘quad’ block of 4 detached single 
family homes around a small courtyard area provides for more natural lighting to each 
unit and a larger more functional shared space for each family. 

 
Lot 1 
In response to the concerns and wishes expressed by neighborhood Alder Michael 
Schumacher, HFHDC proposes that the corner of Kennedy Road and Moose Trail be reserved 
for development into medium to high density residential uses and/or a neighborhood 
commercial use.  HFHDC intends to make a good-faith effort to recruit a commercial partner 
that would both serve and complement the development as a whole and serve the larger 
neighborhood.  If HFHDC is unable to secure a suitable commercial use for this site, and the 
balance of the project has been substantially completed, the lot will be improved with medium to 
high density residential uses compatible with adjacent properties. 
 
Lots 2-9, and part of Outlot 1: 
HFHDC proposes eight single family detached homes as the alternative configuration for the 
townhome units that were originally approved (Lots 5-12 on Exhibit 1 & 2).  These homes are 
arranged around a common courtyard and green space that will provide “community space” for 
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the surrounding homes in the quad and will enable better utilization of natural lighting and 
ventilation in building design and construction.  Homes sited on these lots will be accessed via a 
new alley-way drive and the two existing alley-way drives.  These drives will also be improved to 
provide pedestrian connections to the Northport Drive bike path.  Each home will be at least 
1134 square feet with three or four bedrooms per HFHDC’s standards and, in recognition of the 
southern Wisconsin climate each will also include a 1 vehicle attached garage.  This site will be 
developed first and is described in detail in the proposed alteration to the Northport Commons 
SIP.  Elevations and Floor Plans of three bedroom units are included in Exhibit 6 and 7.  Habitat 
would also like to allow for possible construction of four bedroom units.  Alternate floor plans for 
a four bedroom unit are included in Appendix B.  
 
Lot 10 
Lot 10 includes four previously approved townhome lots combined with an existing single family 
lot (Lots 1-4 and 17 on Exhibit 2).  This parcel has been created to provide a more functional 
development site that resolves gradient and utility issues that were problematic for the 
development scheme originally proposed.   HFHDC proposes that this site be developed as 
medium to high density residential uses compatible to adjacent areas.  Detailed development 
plans for this parcel will be submitted in a future SIP. 
 
Lots 11-14 
HFHDC proposes to change the five 30’x100’ platted townhomes located in the center of the 
site (Lots 34-39 on Exhibit 2) to four 35’x85’ single family detached lots.  These lots will have 
attached or detached garages abutting Tenley Lane (the alley serving the existing townhomes).  
Each home will face the small totlot (Outlot  3), and will have sidewalk access to Moose Trail 
and Cordelia Crescent.   This modification from townhomes to single family detached home lots 
increases the total totlot park area to 2,712 sq. ft.  The totlot park will be developed in future 
phases.  Detailed development plans for this parcel and the totlot park will be submitted in a 
future SIP. 
 
Lots 18,19,23,25 
These are the built single family home units from the original plan.  No modifications are 
proposed for these lots. 
 
Lots 20,21,22,24 
These are the four unbuilt single family lots remaining from the original plat. This GDP revision 
proposes new building setback requirements for these lots in order to assure consistency in 
siting the structure.  These are designated for market rate sale to preserve the mixed-income 
intention of the project. 
 
Lots 26-29 
These are four built condominium units from the original plan.  No modifications are proposed 
for these lots. 
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Lots 30-33 
Lots 30-33 encompass an approved townhome structure similar to the existing structure located 
immediately to the north.  No modification is proposed for this site. 
 
Architectural Review 
Habitat for Humanity of Dane County (HFHDC) is not a custom builder and must use the same 
basic grade and quality of materials in all the houses that are constructed in order to maintain 
fairness to clients.  However, since some materials (new and used) are donated, Habitat cannot 
always provide buyers with a choice of color or style of some materials (such as paint, flooring, 
lighting fixtures, siding, etc.).   Exhibit 5 “Standard House Descriptions” that describes HFHDC 
housing standards for all its homes and which will be applicable to these lots. 
 
Parks and Public Spaces 
HFHDC intends to complement the reorganization of the site with other site amenities that will 
preserve and augment the urban character of the neighborhood.  The proposed modification to 
the GDP includes and expanded area for Outlot 3 which will be developed as a private totlot 
park for the use of the residents within the project.   

  
HFHDC proposes to work with the neighbors, its own volunteer landscape architects, and 
consultants to design and build a park in Outlot 3 that best serves the needs of the 
neighborhood. Ownership and maintenance of the park shall belong 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 folks in the neighborhood might come together to 
play, relax, and enjoy the day.  Additionally, as part of a future phase, HFHDC intends to 
develop an attractive, welcoming gathering area on the corner of Kennedy Road and Moose 
Trail which serves as the local school bus stop. 
 
Landscaping 
HFHDC will work with the neighbors, our volunteer landscape architects and master gardeners 
to embellish the site with street trees, foundation plantings, screenings, and other plantings 
placed to preserve privacy, increase aesthetics, and to buffer the visual and acoustic effects of 
traffic on Northport Drive.  Landscaping as relevant to this SIP will be installed per the attached 
Landscape Plans.  Proposed landscaping for future phases is shown on the GDP Conceptual  
Landscape plan. 
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Future Development 
 
Habitat anticipates that construction of the Park Homes at Northport Commons will 
extend through at least three additional development phases.  A Specific Implementation 
Plan (SIP) will be prepared and submitted to the City for review and approval as market 
conditions warrant.  In general, Habitat proposes the following phase areas: 
 

• The Courtyard Homes (lots 2-8).  This is the initial phase.  The SIP is submitted 
concurrently with this proposed modification to the GDP. 

 
• Lot 10.  The medium to high density residential lot immediately west of the 

Courtyard Homes lots. 
 

• Lot 1 .  The residential and /or mixed use commercial lot on the corner of 
Kennedy Road and Moose Trail. 

 
• Lots 11 through 14 (adjoining the totlot park). 

 
The remaining single family lots along Cordelia Crescent are designated for market rate 
sale to preserve the mixed-income intention of this project.  These lots could be sold and 
developed at any time. 
 
 
PROPOSED PROJECT SCHEDULE: 
 
Winter 2008-Summer 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 
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Zoning Text  
Note:  This is a PUD-GDP-SIP for Lots 2 through 9 and parts of Outlot 1.  This is a PUD-GDP 
for Lots 1, 10, 11-14 and 20, 21, 22 & 24. 
 
 
Legal Description:  All of Lots 1 through 17, all of Lots 34-39, Outlot 1 and Outlot 3 of the plat of 
Northport Commons, located in the southwest quarter of the northeast quarter and the 
northwest quarter of the southeast quarter of section 26, township 8 north, range 9 east, City of 
Madison, Dane County, Wisconsin. 
 

A. Statement of Purpose:  This zoning district is created to allow for the creation of one (1) 
commercial or medium to high density residential lot (Lot 1), sixteen (16) single family lots 
(Lots 2-9, 11-14 & 20,21,22 & 24) and one (1) medium to high density residential lot (Lot 
10). 

 
B. Permitted Uses:  Following are permitted uses within this PUD-GDP & PUD-GDP-SIP. 
 

I. Residential or Commercial occupancy of Lot 1 in the Northport Hill Subdivision. 
 

1. Permitted uses shall include the following: single family detached dwellings; two family 
detached dwellings; multifamily condominiums; multifamily apartments; professional 
and business offices and offices in homes; churches; fire and police stations; 
municipally owned and operated libraries; day care centers; educational and 
recreational schools, buildings, offices and community centers; adult family homes, 
adult day care facility, and dependency living arrangements; barber and beauty shops; 
florist shops; medical and dental facilities; delicatessens and catering establishments; 
tailor shops; offices for non-profit community service organizations; art galleries; or an 
open air market. 

2.  Final architectural and landscaping details for individual buildings shall be approved by 
staff of the Urban Design Commission and Plan Commission prior to issuance of 
permits using the general design guidelines included in this General Development Plan. 

 
II. Residential occupancy of Lot 10 in the Northport Hill Subdivision 

1.  Permitted uses shall include the following: single family detached dwellings; two family 
detached dwellings; multifamily condominiums; multifamily apartments; offices in 
homes; townhomes 

2. Final architectural and landscaping details for individual buildings shall be approved by 
staff of the Urban Design Commission and Plan Commission prior to issuance of 
permits using the general design guidelines included in this General Development Plan. 

 
III. Residential occupancy of houses on Lots 2-9, 11-14 in the Northport Hill Subdivision. 

1.  Residential units shall be occupied by families, as defined in the Chapter 28.0(3) 
Madison General Ordinances per the R-4 district. 
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2. Final architectural shall be approved by staff of the Urban Design Commission and Plan 
Commission prior to issuances of permits.  Approval of Lots 11-14 shall be based on 
the general guidelines included in this General Development Plan.   
 
 

IV. Residential occupancy of houses and permitted uses on Lots 20, 21, 22 & 24. 
1. Residential units shall be occupied by families, as defined in the Chapter 28.0(3) 

Madison General Ordinances per the R-4 district. 
 

V. Outlot 1 & 3 shall be used for landscaping as well as other public uses as authorized and 
permitted by the City of Madison and outlined in this General Development Plan. 
 

VI. Accessory Uses: 
1. Automobile parking in privately-owned garages and on driveways. 
2. A grounds maintenance building to serve more than one lot, to be architecturally 

compatible with the closest principal building. 
3.  Signs as regulated by City ordinance. 
4. Temporary buildings for construction purpose, for a period not to exceed the duration of 

such construction. 
5. Home offices and home occupations as permitted in Chapter 28.03(3) Madison General 

Ordinances. 
 

VII. Lot Area Requirement:  Lot areas shall be provided as shown on attached PUD-GDP & 
PUD-GDP-SIP plans. 
 

VIII. Height Regulations:  Buildings height is limited to a maximum of 2 stories and 35 feet for 
Lots 2-9, 11-14 and 20-24 and no more than three stories for Lots 1 and 10. 
 

 
IX. Yard Requirements:  In this district, front, side and rear yards shall be provided, each of 

which shall be not less than the following: 
1. Front yard   

A. For Lots 1-10, each front yard shall be permitted to be zero (0) feet. 
B. For Lots 11-14, each front yard shall be permitted to be at least nine 

(9) feet.  
C. For Lots 20,21,22,24 each front yard shall be at least fifteen (15) feet, 

except that the front porches (open and enclosed), bays and 
balconies can project into the front yard by up to seven (7) feet.  

2. Side Yards 
A. For Lots 1 & 10, each side shall be permitted to be zero (0) feet.  
B. For Lots 2-9, one side shall be permitted to be zero (0) feet and the 

other at least eight (8). 
C. For Lots 11-14 each side shall be permitted to be zero (0) feet. 
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D. For Lots 20, 21, 22, & 24 one side shall be permitted to be zero (0) 
feet, while one side shall be permitted to be at least five (5) feet.  

 
3. Rear yard 

A. For Lots 2-9, each rear yard shall be permitted to be at least five (5) 
feet. 

B. For Lots 1 & 10, each rear yard shall be permitted to be zero (0) feet. 
C. For Lots 11-14, each rear yard shall be permitted to be zero (0) feet. 
D. For Lots 20, 21, 22, & 24 each rear yard shall be at least fifteen (15) 

feet. 
 

X. Landscaping:   
1. Outlots will be landscaped as shown on the approved plans.  Subdivision declarant shall 

install, and Owners Association shall maintain, the Outlot landscaping.   
2. For Lots 2-9, 11-14, 20, 21, 22 & 24 each lot shall be landscaped by the Owner with 

grass seed and straw or with grass sod.  The grasses area shall be mostly free of 
weeds.  Additionally, the Owner shall plan in the front yard at least one tree at 2.0” 
caliper, unless no suitable space is available due to utility locations.  Each owner shall 
also plant at least six shrubs or perennials, of which at least 4 shall be in the front yard.  

3. For Lots 1 & 10, 11-14 these lots shall be landscaped by the Owner and shall follow an 
approved landscape plan developed as part of the architectural approval. 
 

XI. Design standards:  In this district, the following design standards shall be incorporated: 
1. One dwelling unit ground floor entry shall be oriented to the front of the lot on either a 

public street or an outlot, except Lots 2-9, where front entries orientated perpendicularly 
to the street shall be permitted, and Lot 10, where entries shall front the courtyard area 
shared by the units built there. 

2. Except for open front steps from a private walkway up to the front door or front porch, or 
eaves less than 3 feet, no portion of the building shall encroach into the yards created by 
the described setbacks. 
 

XII. Garages  
1. For Lots 2-9, garages shall be attached to the unit. 
2. For Lots 1 & 10, garages shall be either attached or detached.  
3. For Lots 11-14, garages shall be either attached or detached and shall be parallel with 

Tenley Lane. 
4. For Lots 20, 21, 22 & 24, garages shall be attached or detached, but shall be sited in the 

side or rear yard at least five (5) feet from the rear or side lot line. 
 

XIII. Minimum Dwelling Sizes 
1. For Lots 2-9, not less than 1000 finished square feet. 
2.  For Lots 20, 21, 22 & 24:  Homes shall not be less than 950 finished square feet. 
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XIV. Accessory structures: No accessory structures (attached or detached decks, patios, 
sports courts, detached garages, storage sheds, swimming pools, play structures which 
are anchored into the ground, dog runs, etc.) are permitted within the front, side and 
street side yards created by the setbacks.  Accessory structures shall be set back no less 
than 5 feet from the rear lot line. 
 

XV. Signage:  Signage identifying the development as Northport Commons shall be in 
accordance with City of Madison Sign Ordinance. 
 

XVI. Alterations and Revisions: No alteration or revision of this Planned Unit Development 
shall be permitted unless approved by the City Planning Commission, however the 
Zoning Administrator may issue permits for minor alterations or additions which are 
approved by the Architectural Review Committee, Director of Planning and Development 
and the Alderperson of the district and are compatible with the concept approved by the 
City Planning Commission. 
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Infrastructure and Amenities 
Utilities 
The general schematic for all utilities is shown on the attached Site and Utility Plan.  The City of 
Madison is responsible for final design of utilities. 
 
Private Alley and Sidewalks 
The proposed private alley shall be constructed per the dimensions and standards of the 
existing private alleys.  This includes a standard 18’ wide alley, with 18” standard curb and 
gutter.  The private sidewalk shall be 4’ wide. 
 
 



 
 
 

Exhibits 
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Habitat for Humanity of Dane County 
BASIC HOUSE DESCRIPTION 

NOTE: Habitat for Humanity of Dane County (HFHDC) is not a custom builder and must use the same basic grade and quality of 
materials in all houses to maintain fairness to everyone.  However, since some materials (new and used) are donated, we may be unable to 
give buyers a choice of color or style of some materials, such as paint, flooring, lighting fixtures, etc.  Do not compare your house to another 
Habitat house and expect them to be exactly the same.  Appliances, fixtures, carpet or vinyl are provided as part of a standard package.  The 
list that follows is used as a guide, but no two HFHDC houses are exactly alike. 
 
 
The Basic Habitat for Humanity of Dane County home includes:    

• Two-Bedroom:  Average 900 sq. ft. finished   
Three-Bedroom:  Average 1,100 sq. ft. finished 
Four-Bedroom:  Average 1,250 sq. ft. finished  

• A High Density home: 
o At least 50% of  bedrooms will be double-occupied 
o Double occupied bedrooms must accommodate two 

twin beds and must have two closets 
o Living and dining spaces must accommodate more than 

six family members. 
• For Two-Bedroom and Three-Bedroom homes: 

o One bathroom with tub or shower unit, toilet, 
sink/vanity, mirror, towel bars, toilet tissue holder 

o Plus – one basement bath plumbing stubbed in for 
possible future completion by homeowner 

• For Four-Bedroom and Five-Bedroom homes: 
o Two bathrooms with tub/shower unit, toilet, sink/vanity, 

mirror, towel bars, toilet tissue holder 
• For slab on grade homes: 

o Should include approximately 50 sq. ft. of unfinished 
conditioned storage 

• Egress window and well in basement for each occupied and 
finished bedroom 

• One covered primary entrance, and one uncovered secondary 
entrance 

• Steps or stoops at all entrances 

• Programmable thermostats 
• Clothes washer connection 
• Electric and gas dryer connection 
• Laundry tub whenever possible 
• Steel entry doors with deadbolts 
• Residential carpet and vinyl flooring 
• One ceiling fan per each finished bedroom 
• Window blinds  
• Gas water heater and forced-air furnace 
• Water softener 
• Sump pit and sump pump 
• Vinyl exterior siding 
• Gas or Electric range 
• Refrigerator 
• Dishwasher 
• Garbage disposal 
• One combination cable/phone jack per room 
• One linen closet per finished bath 
• One coat closet on main floor  
• Closet in each bedroom 
• Smoke detectors per code 
• CO2 detectors 
• Extra freezer wiring in basement or garage 
• Modest ceiling fixtures in each room, including eating area 

Exhibit 5 
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• 8’x8’ detached storage shed, if no garage 
• Roof gutters 
• Hard surface parking area 
• Mailbox 
• Double hung windows 

• Lawns graded, seeded and covered with straw 
• Walkway from driveway to one entrance 
• Combination of six bushes/trees 

 

 
 
The Basic Habitat for Humanity of Dane County home DOES NOT include:

• Washer/Dryer 
• Ceiling fans in common rooms 
• Garage or carport, unless required by neighborhood covenant or 

zoning 
• Fences, unless required by neighborhood covenant or zoning 
• Central air conditioning, unless otherwise required 
• Concrete patio 

• Decks 
• Freezer 
• Garage door opener 
• Whirlpool-style tubs 
• Screen doors 
• Porch railings unless required by code 
 

 
 
The following items are eligible purchases from the family Option Allowance, which is currently set at $ 500. 

• Clothes washer/Electric dryer (~$700) 
• Clothes washer/Gas dryer (~$750) 

• Extra basement egress window wells (~$1,000) 
• Under-cabinet microwave (~$200) 

 
 
By signing below I acknowledge that I understand this document. 
 
 
 
_________________________________________   ______________ 
Habitat Homeowner Family Representative  Date 
 
 
 
_________________________________________   ______________ 
HFHDC Representative     Date 
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