
  
     
 
Requested Actions:  
Approval of a request to rezone approximately 273.9 acres generally located at 8501 Mineral Point 
Road from Temp. A (Agriculture District) to A, RDC (Research and Development Center District) and 
PUD-GDP (Planned Unit Development, General Development Plan) with a master plan to guide future 
development; approval of a demolition permit to allow a single-family residence at 902 CTH M to be 
razed, and; approval of a preliminary plat and a final plat creating 31 lots for proposed business park 
and mixed-use neighborhood center and 7 outlots for public parkland, private stormwater management 
and open space, and future development. 
 
Applicable Regulations & Standards: Section 28.12 (9) provides the process for zoning map 
amendments; Section 28.07 (6) of the Zoning Ordinance provides the requirements and framework for 
Planned Unit Developments; Section 28.12 (12) provides the guidelines and regulations for the 
approval of demolition permits. The subdivision process is outlined in Section 16.23 (5)(b) of the 
Subdivision Regulations. 
 
Summary Recommendation: The Planning Division recommends that the Plan Commission forward 
Zoning Map Amendments 3449-3450 and the preliminary and final plats of University Research Park II 
– Pioneer to the Common Council with recommendations of approval, and approve the demolition of a 
single-family residence at 902 CTH M, all subject to input at the public hearing and the conditions from 
reviewing agencies beginning on page 10 of this report. 
 
 
Background Information 
 
Applicant & Property Owner:  University of Wisconsin Board of Regents; 1860 Van Hise Hall, 

1120 Linden Drive; Madison; Mark Bugher, representative. 
 
Surveyor: Dave Jenkins, Jenkins Survey & Design, Inc.; 161 Horizon Drive, 

Suite 101; Verona. 
 
Proposal: The University Research Park II – Pioneer development calls for the 273.9-acre site to be 
subdivided into 31 lots and 7 outlots, including 26 lots to be developed with office-commercial and light 
industrial uses, 3 lots to be developed as part of a future mixed-use neighborhood town center and 2 
lots for future high-density residential uses. The plat will create 5 outlots for private stormwater 
management and open space, 1 outlot to be dedicated to the City for a park, and a 118.9-acre outlot for 
future development north of Watts Road, which will be extended west through the site from CTH M. The 
26 commercial-industrial lots will comprise 134.2 acres, which are proposed be zoned RDC (Research 
and Development Center District), while the mixed-use center will occupy 12.9 acres to be zoned PUD-
GDP. The 118.9-acre outlot for future development north of Watts Road will be zoned A (Agriculture 
District).  
 
Finally, the plat will be used to dedicate right of way for the planned widening of Mineral Point Road 
(CTH S) and CTH M, the improvement of the Mineral Point Road-Junction Road-CTH M intersection, 
and the extension of Pleasant View Road between Mineral Point Road and Valley View Road (at CTH 
M). 

Report to the Plan Commission October 5, 2009 

Report Prepared By: 
Timothy M. Parks, Planner 
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Parcel Location: Approximately 273.9 acres of land located in the southwestern quadrant of Mineral 
Point Road (CTH S) and CTH M, Aldermanic District 9; Middleton-Cross Plains School District and 
Madison Metropolitan School District. 
 
Existing Conditions: Most of the overall 273.9-acre site is undeveloped. However, the site includes 
two agricultural accessory buildings and a television broadcast tower with accessory base maintenance 
and operations buildings located on the northern half of the site, and a vacant single-family residence 
located on the southern half of the site adjacent to CTH M. 
 
Surrounding Land Use and Zoning:  

North: University of Wisconsin West Madison Agricultural Research Station, zoned Temp. A 
(Agriculture District); Steve’s Liquor’s, zoned C2 (General Commercial District); 

 
South: Undeveloped lands in the Town of Middleton; single-family residences in the Linden Park 

subdivision, zoned R2T (Single-Family Residence District); 
 
East: North of Watts Road, the site is located opposite a variety of retail and office uses in the 

C2, C3 and C3L Commercial Districts and in Planned Unit Development zoning. South of 
Watts Road, the site is located opposite Cortland Pond Apartments, zoned R4 (General 
Residence District), The Bishop O’Connor Catholic Pastoral Center and undeveloped 
land, zoned A, and single-family residences in the Applewood Hill subdivision in the 
Town of Middleton; 

 
West: Undeveloped lands in the Town of Middleton and the City of Madison, zoned Temp. A. 

 
Adopted Land Use Plan: The Pioneer Neighborhood Development Plan generally recommends the 
portion of the subject property to be zoned RDC for future employment uses with the exception of land 
in the southeastern portion of the site adjacent to CTH M, which is recommended for residential/ 
commercial mix and medium-density residential development. The portion of the site to be zoned PUD-
GDP is recommended for urban mix and high-density residential uses. Areas shown on the subdivision 
plat for use as private stormwater management and open space are generally shown on the Pioneer 
NDP as either private open space or drainage/ stormwater management. 
 
Environmental Corridor Status: There are two mapped environmental corridors on the subject site. 
One of the corridors is located at the southern end of the 273.0-acre site adjacent to Valley View Road, 
which is generally proposed for use as private stormwater management and open space for the 
development (Outlot 1). The second corridor is located south of Watts Road adjacent to the CTH M 
right of way, a portion of which is also proposed private stormwater management and open space. 
However, the mapped corridor appears to also include a proposed development lot (Lot 26), which will 
be located between Outlot 6 and extended Watts Road. Staff recommends a condition of approval that 
the applicant work with the Planning Division and Capital Area Regional Planning Commission to revise 
the environmental corridor map to reflect the proposed boundaries of Outlots 1 and 6 prior to recording 
the final plat. 
 
The corridor map otherwise reflects the presence of woodlands and areas of steep slope greater than 
12% primarily on the southern portion of the overall site. 
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Public Utilities and Services: The subject is located entirely in the Central Urban Service Area and 
the proposed development will generally be served by a full range of urban services, with the exception 
of transit service.  
 
Regarding transit service, Tim Sobota of Metro Transit has submitted the following comments: 
 
“Metro Transit operates regular bus service along Watts Road as far west as the CTH M intersection 
seven days a week. Weekday trips on Route 73 connect between the West Transfer Point and the 
Middleton Transfer Point, while Route 63 weekend and holiday service operates between the West 
Transfer Point and the Prairie Towne Center development north of Mineral Point Road. The current bus 
stop locations on Watts Road at Plaza Drive are relatively adjacent to where Lot 24 is identified on the 
development plan maps, but other parcels in the overall southern phase of development would be 
greater than three quarters of a mile from this transit service – making them correspondingly less 
attractive for bus riders and ineligible for complementary paratransit service. There is no present source 
of funding allocated for extension/addition of transit service to the Pioneer neighborhood or this plat 
area, beyond what is already provided east of CTH M described above. Any new service to this area 
would require City budget approvals and review by the Transit and Parking Commission. 
 
Metro Transit presented a proposal for a conceptual transit service extension plan serving the Pioneer 
neighborhood to the Transit and Parking Commission on February 10, 2004. This service represented a 
new bus route operating out of the West Transfer Point and having up to sixty minutes to travel to and 
through the Pioneer neighborhood area before returning back to the West Transfer Point. The exact 
corridor to access the Pioneer neighborhood was not identified (i.e. Mineral Point Road versus Watts 
Road), nor was a circulation path within the plat area (dependent upon phasing of local street 
construction/ connections). The cost of such service would generally be dependent upon how many of 
these hour-long roundtrips were made each day.” 
 
Zoning Summary: Proposed RDC (Research & Development Center District) and PUD-GDP zoning. 
 

Requirements Required Proposed 
Lot Area 6,000 sq. ft. All proposed lots will exceed 
Lot Width 50’ All proposed lots will exceed 
Front Yard 10’ w/ 50% of bldg. bet. 10-30” To be det. w/ individual bldgs. 
Side Yards 10’; may be 0’ for shared wall To be det. w/ individual bldgs. 
Rear Yard 10’; may be 0’ for shared wall To be det. w/ individual bldgs. 

Floor Area Ratio 0.35 mn.; 0.2 for 1st phase; no mx. To be det. w/ individual bldgs. 
Building Height N/A --- 

Impervious Surface Ratio 0.85 maximum To be det. w/ individual bldgs. 
No. Parking Stalls To be det. w/ individual bldgs. --- 
Accessible Stalls To be det. w/ individual bldgs. --- 

Loading To be det. w/ individual bldgs. --- 
No. Bike Parking Stalls To be det. w/ individual bldgs. --- 

Other Critical Zoning Items 
Yes: Utility Easements, Barrier Free 
No: Urban Design, Floodplain, Wellhead Protection, Adjacent to Park 

Prepared by: Pat Anderson, Asst. Zoning Administrator
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Previous Approval  
 
On June 7, 2005, the Common Council conditionally approved the preliminary plat of University 
Research Park – Pioneer to allow the future creation of 29 lots for office, light industrial and mixed-use 
development and 8 outlots for public parkland, private stormwater management and open space, and 
future development.  
 
Among the conditions of approval was a requirement that the property be rezoned concurrent with a 
final plat application for the site, which is currently zoned Temp. A. At the time of the preliminary plat 
approval, the RDC – Research and Development Center zoning district intended to provide the zoning 
framework for most of the University Research Park – Pioneer (II) development did not exist. The RDC 
zoning district was drafted specifically for the research park. Other conditions required the applicant to 
work with the City to address various transportation-related issues raised during the 2004 adoption of 
the Pioneer Neighborhood Development Plan.  
 
Since the preliminary plat for this site was approved in 2005, a number of the follow-up studies first 
identified as outstanding as part of the neighborhood plan’s adoption and later during the approval of 
the preliminary plat have completed. In addition, the City has developed detailed plans for the 
improvement of CTH M, Mineral Point Road (CTH S), Valley View Road, Pleasant View Road and the 
intersection of CTH M, Mineral Point Road and Junction Road, and is in the process of securing funding 
to begin implementing those improvements through and adjacent to the subject site beginning next year 
through 2012. 
 
The 2005 preliminary plat approval has since expired, as a final plat was not submitted within the time 
required by State and City subdivision regulations. 
 
 
Project Review 
 
The University of Wisconsin Board of Regents is requesting approval of a zoning map amendment to 
rezone a 273.9-acre parcel generally located on the west side of CTH M between Mineral Point Road 
(CTH S) and Valley View Road from Temp. A (Agriculture) to A, RDC (Research and Development 
Center District) and PUD-GDP (Planned Unit Development, General Development Plan) and approval 
of the preliminary and final plats of the University Research Park II – Pioneer subdivision, containing 
creating 31 lots for a proposed business park and mixed-use neighborhood center and 7 outlots for 
public parkland, private stormwater management and open space, and future development. The 
application also requests approval of a demolition permit to allow a single-family residence located at 
902 CTH M on the southern portion of the property to be razed to accommodate the future 
development.  
 
Background & Existing Conditions 
 
The University Research Park II site will occupy most of the approximately one-mile long frontage of 
CTH M between Mineral Point Road and Valley View Road with the exception of a series of 8 small 
parcels located on the west side of CTH M just south of Mineral Point Road, which are developed with a 
myriad of small residences and accessory buildings located in the Town of Middleton. The site also 
includes approximately a half-mile of frontage along Mineral Point Road extending between Pleasant 
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View Road and the CTH M-Junction Road intersection, and approximately 1,150 feet of frontage along 
Valley View Road on the south.  
 
The topography of the site generally falls from west to east across the property towards CTH M from a 
ridgeline and two highpoints located adjacent to the western property line, with between 50 and 100 feet 
of grade change present across the site, including a number of areas with grades greater than 12%, 
particularly on the southern half of the 273.9-acre property. The highpoints located along and adjacent 
to the western line of the site afford long views of the State Capitol and Lake Mendota. The site is also 
characterized by areas of dense woodlands, including the southern portion of the western property line, 
an area north of Valley View Road, and along CTH M adjacent to the single-family residence to be 
demolished as part of the development. Most of the rest of the site is undeveloped and used by the 
University of Wisconsin for agricultural research and cultivation with the exception of the University’s 
Communication Tower, which is located approximately 400 feet east of the western property line and 
1,600 feet south of Mineral Point Road. In addition to the 1,423-foot tall transmission tower and 
supporting guy wires, the communications facility includes three maintenance and operations buildings 
and a grouping of satellite dishes located at the base of the tower. Two other accessory buildings 
associated with the agricultural uses are also present on the northern portion of the overall site. 
 
University Research Park II – Pioneer will be located in a still-emerging area of the west side that 
generally includes urban development east of the site, while lands west are still primarily agricultural or 
rural residential in character. Lands east of the subject site and north of Watts Road are developed with 
myriad of commercial uses, including the West Side Club, a Mobil gas station, Aldi grocery store, two 
bank/office buildings and an automotive repair business, while lands south of Watts Road are 
developed with an apartment complex and athletic fields associated with the Bishop O’Connor Catholic 
Pastoral Center and with single-family residences in the Applewood Hill subdivision in the Town of 
Middleton. With the exception of a single-family residence on a Town parcel located immediately west 
of the site on the north side of Valley View Road, the majority of the lands otherwise surrounding the 
site are currently undeveloped agricultural parcels either in the Town of Middleton or City that include a 
scattering of residences.  
 
The subject site is located within the limits of the Pioneer Neighborhood Development Plan, which was 
adopted by the City in 2004 to guide development in an area bounded by CTH M on the east, Mineral 
Point Road on the north, Valley View Road generally on the south and Pioneer Road and the planned 
future City limits on the west. In addition to land use, infrastructure and transportation recommendations 
customary in City neighborhood development plans, the Pioneer Neighborhood Development Plan 
places a distinct emphasis on physical design within the neighborhood planning area. Overall, the plan 
calls for the creation of a high-density, pedestrian-oriented neighborhood that includes employment, 
light industry, diverse residential stock and neighborhood-supporting uses in a highly integrated, 
walkable urban environment.  
 
Most of the University Research Park II site is recommended in the neighborhood development plan as 
a research and development center to be generally located between a southerly extension of Pleasant 
View Road and CTH M. Goals of the Pioneer Neighborhood Development Plan include the creation of a 
new urban model for business parks. Among the urban design-related recommendations included in the 
neighborhood plan for employment districts are the creation of compact, walkable job centers that 
feature buildings with strong street orientations and parking primarily located in the side or rear. Large 
surface parking lots, particularly adjacent to public streets, are discouraged in favor of shared and 
structured parking. 
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In addition to the primary employment uses envisioned for the subject site, a portion of the University 
Research Park II site is recommended to be developed as part of a significant urban mixed-use center 
envisioned to anchor the Pioneer neighborhood. The urban mixed-use center will be centered on the 
future intersection of Watts and Pleasant View roads, which will split into two one-way couplets at the 
edge of the mixed-use center (as shown on the attached land use plan). The neighborhood 
development plan calls for the urban mixed-use center to be developed with a mix of retail, restaurant 
and service uses to serve future employees and residents of the neighborhood, as well as high-density 
residential development both in and immediately surrounding the center. Residential densities within the 
urban mixed-use center and on surrounding blocks is recommended to exceed 60 units an acre before 
transitioning to lower densities between 25 and 60 units an acre in the blocks to the west. Buildings in 
the urban mixed-use center and collar high-density residential zones will range in height from 2 to 6 
stories and are encouraged to be urban in character and placed close to the sidewalk to create a sense 
of street enclosure. The neighborhood plan recommends that street widths in the neighborhood center 
be limited in an effort to encourage pedestrian activity, and public squares and gardens are 
recommended to create gathering spaces within the neighborhood center. 
 
Finally, a small portion of the proposed research park development located along the CTH M frontage 
opposite Applewood Drive referred to as the Hoopes property is recommended in the Pioneer 
Neighborhood Development Plan for a combination of residential/ commercial development and 
medium-density residential development intended to serve the adjacent research and development 
uses. These land use recommendations predated the May 2006 acquisition of the 8.3-acre Hoopes 
property and residence by the University, which now proposes to incorporate this land into the research 
and development component of the overall development.  
 
Project Summary 
 
Access to the University Research Park II – Pioneer development will be primarily provided by the 
extension of Watts Road west from its current terminus at CTH M to provide arterial east-west access 
through the development and the extension of Pleasant View Road south from its current terminus at 
Mineral Point Road to connect to CTH M at Valley View Road. The proposed Pleasant View Road 
extension will be constructed by the City of Madison in 2010 and will include the construction of a 
roundabout at a new intersection of Valley View Road, CTH M and extended Pleasant View. A second 
roundabout is planned at the intersection of Pleasant View and Mineral Point roads. In addition to the 
City’s planned extension of Pleasant View Road and the University’s future extension of Watts Road, 
access to the development will be provided by three local streets to be dedicated with this plat, which 
will provide access to many of the proposed development lots.    
 
The final plat of University Research Park II – Pioneer will also dedicate rights of way around the 
perimeter of most of the 273.9-acre site for the 2011-2012 widening of Mineral Point Road and CTH M, 
and the improvement of the Mineral Point Road-Junction Road-CTH M intersection. 
 
Twenty-six of the 31 proposed lots will be developed with office-commercial and light industrial uses in 
the RDC Research and Development Center zoning district, while the remaining 5 lots will be zoned 
PUD-GDP and will be developed as part of the urban mixed-use neighborhood center or surrounding 
high-density residential called for in the Pioneer Neighborhood Development Plan.  
 
The RDC zoning district was adopted in 2005 to provide “an aesthetically attractive urban working 
environment intended primarily for high-technology, research and development, testing, and certain 
specialized manufacturing establishments, in addition to professional offices and business incubators” 
and many of the design standards and bulk and mass requirements in the district are influenced by the 
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recommendations of the Pioneer Neighborhood Development Plan. The uses permitted in the RDC 
largely follow the uses permitted in the RPSM Research Park Specialized Manufacturing zoning district. 
However, the RDC district includes a number of design standards that are intended to create an office 
campus with more compact, urban development characteristics than are permissible in the O-Office or 
RPSM districts. The RDC district emphasizes buildings that are oriented toward the streets with parking 
on the street, to the side and behind buildings and includes standards that require at least 50% of 
buildings to be located within 10-30 feet of a street property line. The district includes a minimum floor 
area ratio (FAR) of 0.35 and does not set a maximum FAR. 
 
The RDC district requires advance planning for individual sites to maximize the potential for future on-
site building expansion at the time of site plan approval to accommodate additional development on the 
site and structured parking at strategic locations. A master plan is required at the time RDC zoning is 
conferred on a property to demonstrate a unified and organized arrangement of buildings and service 
facilities within the district and to serve as a guide for how future development within the district may be 
implemented. An architectural review committee is also required for RDC-zoned developments to 
review each new development in the project against standards adopted as part of deed or plat 
restrictions approved by the Plan Commission prior to development occurring. (In the event no deed or 
plat restrictions have been approved establishing the architectural review committee prior to building 
construction being proposed, the Urban Design Commission will review new projects.) 
 
The University has submitted a master plan to coincide with the rezoning and subdivision requests that 
provides a conceptual layout for how both the areas to be zoned RDC and PUD-GDP may be built out. 
In general, the development concept shows five buildings fronting Watts Road to be developed on Lots 
12, 26-28 and 31 and three buildings fronting CTH M (Junction Road) on Lots 19-21. The remainder of 
the buildings to be developed in RDC zoning are conceptually oriented to internal local streets within 
the plat. Development fronting Pleasant View Road outside the urban mixed-use PUD appears limited 
on the concept plan to four buildings that will have corner frontage onto Pleasant View at the 
intersection with Street C. In all, the conceptual master plan shows 23 buildings constructed on the 26 
lots to be zoned RDC, with the remaining 3 lots, Lots 1, 6 and 11, not currently accounted for in the plan 
due to their size, orientation and/or location.  
 
The proposed general development plan for the portion of the urban mixed-use center to be located on 
the University Research Park II site conceptually calls for mixed-use buildings fronting both Watts and 
Pleasant View roads on Lots 8-10 with parking shown behind the buildings on the interior of those lots. 
High-density residential buildings are shown on Lots 7 and 14, with the potential buildings on Lot 7 
forming a bookend for the mixed-use center along the edge of the one-way street “return”. The buildings 
on Lot 14 are proposed to front onto a proposed park space at the southeasterly corner of Watts and 
Pleasant View to be dedicated to the City as Outlot 3. The zoning text submitted for the PUD-GDP calls 
for buildings in the urban mixed-use area to be a minimum of two and a maximum of six stories in 
height, with a maximum setback of 15 feet proposed along both Watts and Pleasant View. Residential 
densities in the PUD will range between 26 and 60 units an acre, with a maximum floor area ratio of 4.0 
proposed. The zoning text calls for retail, office and services on the first floor of the mixed-use buildings, 
with residential, office or research uses to be located on the upper floors. For Lots 7 and 14, the zoning 
text calls for the same minimum and maximum densities and building heights, with a reduced list of 
permitted uses and slightly higher building setbacks proposed. 
 
In addition to establishing an architectural review committee to review new construction, the RDC 
district also includes specific design-related provisions for the treatment of accessory off-street parking 
and loading facilities, outdoor storage areas, landscaping and signage. RDC zoning also requires the 
establishment of a transportation management association for the district. A Transportation Demand 
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Management Plan approved by the City Traffic Engineer is required for the RDC district and individual 
lots are required to provide a Transportation Demand Management (TDM) Plan approved by the Traffic 
Engineer that is consistent with the Plan for the district. 
 
The University submitted a TDM first prepared in October 2006, which has been reviewed by Planning 
Division and Traffic Engineering Division staff. The research park TDM is based on “Best Workplaces 
for Commuters” information, which is a nationally recognized leader in the TDM field that recommends 
a comprehensive set of strategies to encourage higher vehicle commuting, especially during peak travel 
periods. The research park TDM provides a broad framework for the overall development that includes 
the creation and funding of a development-wide Transportation Management Association (TMA), the 
promotion of ridesharing and ride-matching with supporting “guaranteed ride home” service, the 
provision of facilities for pedestrian and bicycling commuters in individual buildings, inclusion of an 
internal trail system, and recommendations for alternative work schedules and telecommuting. The 
TDM also references efforts to have Metro Transit service extended through the overall development 
with the promotion of subsidized bus passes also included. The applicant’s TDM includes a goal of 
providing information and building awareness about commuting alternatives throughout the overall 
development.  
 
In addition to the public park proposed on Outlot 3, the development includes private open spaces on 
Outlots 2 and 5 and combined stormwater management and open space tracts on Outlots 1, 4 and 6. 
Outlot 2 will be a 7.87-acre tract located along the western edge of the development, which is currently 
densely wooded. The master plan suggests that this tract will remain heavily wooded as part of the 
development with the exception of a walking path shown. The area comprising Outlot 5 is also largely 
wooded presently and will remain so according to the plan. The master plan highlights a network of 
public and private walking paths that will be used to connect the open spaces to be located throughout 
the development, including the public path proposed in the Pioneer Neighborhood Development Plan, 
to cross the neighborhood to connect public paths in the Town of Middleton to Elver Park and the Ice 
Age Trail, which will cross Outlots 1 and 4. The final plat proposes the creation of 50- to 100-foot wide 
easements for stormwater management and the proposed pedestrian walkways throughout the interior 
of the development. The construction, maintenance and right of use for the various paths and trails 
located throughout the University Research Park II development will be subject to additional discussion 
between the developer and City staff prior to the recording of the final plat. 
 
The 26 RDC-zoned commercial-industrial lots will comprise approximately 134.2 acres of the 273.9-
acre site, while the 5 mixed-use center/ residential PUD lots will comprise about 12.9 acres. These two 
areas together comprise the first phases of the University research Park II development. The remainder 
of the subject site north of Watts Road will be zoned permanent A zoning and will be designated as a 
118.9-acre outlot for future development–Outlot 7, which will continue to house the 1,423-foot tall 
transmission tower facility and University agricultural uses in the interim. The University anticipates the 
eventual relocation of both of these uses from the site. Once those uses have been relocated and most 
of the first phase of the research park south of Watts Road has been built out, the applicant indicates 
that Outlot 7 will be primarily developed as a second phase of the research park development. The 
conceptual plan submitted with the current rezoning and subdivision approvals shows that as many as 
30 additional development sites may be created in the future on the portion of the site located between 
Watts Road and Mineral Point Road.  
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Analysis & Conclusion 
 
In general, the Planning Division believes that the various standards for approval can be met with the 
University Research Park II – Pioneer development. Staff believes that the proposed subdivision and 
rezoning of approximately 147.1 acres of the University of Wisconsin’s 273.9-acre property for the first 
phases of the University Research Park II development is consistent with the recommendations for 
most of the subject site contained in the Pioneer Neighborhood Development Plan regarding land use, 
circulation and overall development layout. The subdivision of the site will also dedicate various rights of 
way to the City that will facilitate implementation of a number of roadway improvement and capacity 
expansion projects needed to serve the future development of the Pioneer neighborhood and greater 
west side. 
 
The only deviation from the neighborhood plan’s recommendations regards the proposed development 
of the former Hoopes property in the southeastern corner of the overall site with research and 
development center uses instead of the medium-density residential and residential-commercial uses 
previously recommended. However, staff feels that incorporation of the Hoopes property into the 
research and development district is appropriate now that all of the property is under common 
ownership. Given that limited retail and service uses are permitted on the first floor of RDC-zoned 
buildings, there is still potential for retail service uses serving the research park to be developed at this 
entrance to the development.  
 
Staff also believes that the demolition permit standards can be met to allow the demolition of the single-
family residence at 902 CTH M. While staff has not toured the residence, the two-story structure 
appears to be in average to below-average condition based on the materials provided by the applicant. 
The structure is currently located on the edge of the existing right of way of CTH M and within the right 
of way to be dedicated with the final plat for the planned expansion of the that roadway in 2010-2012. 
The applicant has indicated in discussions with staff that relocation of the structure is not feasible due to 
its condition and location at the top of a bluff and within an area of dense vegetation. The preservation 
of the residence is also not consistent with the future uses of the site recommended in the Pioneer 
Neighborhood Development Plan. Finally, the acting preservation planner, Rebecca Cnare, indicates 
that the residence has no historic value and that the Landmarks Commission did not raise any concerns 
with the proposed demolition when it was informally discussed at a meeting earlier this year. 
 
The RDC Research and Development Center zoning proposed should facilitate the development of 
office, research and development, and light industrial uses similar to the uses present in the existing 
University Research Park I development while providing a framework to encourage implementation of 
the urban design recommendations contained in the Pioneer Neighborhood Development Plan, which 
place a strong emphasis on the creation of a compact, walkable employment center adjacent to a high-
density urban mixed-use center, which together form the nexus of the Pioneer neighborhood. As noted 
earlier in this report, RDC zoning was conceived to provide a more compact, urban variation of RPSM 
zoning that would facilitate the development pattern encouraged in the Pioneer Neighborhood 
Development Plan while facilitating the development of land uses present in the City’s established 
business parks. Similarly, staff believes that the proposed PUD-GDP zoning document will establish the 
parameters necessary to implement the portion of the neighborhood urban mixed-use center to be 
located on the subject site. The overall conceptual master plan submitted with the zoning and plat 
approvals suggests that buildings throughout the 147.1-acre first phase will generally be placed close to 
the street, with parking to be located in the side and rear yards as recommended in the neighborhood 
plan and generally required in the RDC zoning. The development also provides a comprehensive 
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network of sidewalks and off-street paths intended to connect the various corners of the research park 
with the retail, service and residential uses that will be developed as part of the neighborhood mixed-
use center.  
 
The general direction of the new research park appears consistent with the goals and objectives in the 
adopted neighborhood plan. Planning staff encourages the University to explore opportunities to further 
intensify the overall density of the development through the use of shared and structured parking that 
could make additional land available for development. Although the conceptual master plan illustrates 
that many of the public street frontages throughout the development will be occupied with building walls, 
staff encourages the developer to increase building coverage wherever possible. In particular, staff 
recommends that the University explore opportunities to increase building frontage along both sides of 
Pleasant View Road between the stormwater management and open space on Outlots 1 and 4 and the 
southern edge of the urban mixed-use center at Watts Road, which staff believes will strengthen the 
street wall and increase pedestrian activity along the southerly approach to the mixed-use center. Staff 
recommends that the applicant revisit the master plan to identify opportunities to increase the density of 
development on the 26 lots to be zoned RDC through the possible reorientation of buildings and the 
potential use of shared and/ or structured parking. The revised conceptual master plan should be 
presented for Plan Commission approval concurrent with the Commission’s required approval of the 
restrictive covenants for the RDC-zoned lots. 
 
Finally, the Transportation Demand Management Plan (TDM) has been reviewed by staff from the 
Planning Division and Traffic Engineering Division. Staff believes overall that the TDM does a good job 
in establishing the basis for a TDM program and Transportation Management Association (TMA). The 
final TDM plan should be approved by the City Traffic Engineer and Planning Division Director and 
should be updated in Section 5 to clarify that employers with more than 20 or more employees will be 
required to develop and maintain a trip reduction program in conformance with the development-wide 
TDM, though participation by individual employees would be voluntary. The final TDM plan should also 
indicate when the TMA for the overall development will be formed. 
 
The TDM plan should also be updated to include a current description of the guaranteed ride home 
service to state that the program operated by Rideshare Etc. offers up to 6 taxi vouchers per year at a 
maximum value of $75 per voucher. The cost benefit calculations should also be updated. In practice, 
cost estimates for services like transit passes, telework set-ups, and guaranteed ride home programs 
vary widely depending on usage and level of intensity. It is acknowledged in the applicant’s TDM plan 
that the proposed plan has been developed absent customer-oriented data, but there is intent to 
conduct transportation surveys once occupancy begins. Obtaining this employee feedback may also be 
used in determining the intensity level of specific strategies and refining the TDM cost and benefit 
calculations. For example, there are several subsidized transit programs in the Madison area that 
provide the full cost of a monthly pass. Increasing the Metro Transit subsidy from $30 to $55 would 
make it “free” for the user and may attract an increase in participation that is competitive in this market.  
 
The TDM plan should indicate that employee surveying will include a diary-type of question to ask how 
employees commute to work, which can provide the information needed to calculate the average 
vehicle occupancy. Determining average vehicle occupancy establishes a baseline of employee mode 
choice, which can be used to evaluate the results in future years. The employee surveys should include 
a listing of the proposed incentives that asks for employee feedback about their attractiveness to gauge 
interest. As part of offering the incentives, draft eligibility criteria can be established with a verification 
process for receiving the incentives as part of the duties of the TDM coordinator.  
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In conclusion, the Planning Division believes that the proposed zoning map amendment and subdivision 
conforms to the recommendations of the Pioneer Neighborhood Development Plan and will result in the 
development of a research and development center that will be a significant asset to the City of 
Madison and the region as a whole. The University has done a good job working with staff from the City 
Engineering Division, Traffic Engineering Division, Planning Division and other agencies to develop the 
final plat and master plan. With the changes noted in the Recommendations section that follows, the 
Planning Division recommends that Plan Commission and Common Council approve the project. 
 
 
Staff Recommendations, Conditions of Approval & General Ordinance Requirements 
Major/Non-Standard Conditions are shaded  

 
Planning Division Recommendation (Contact Timothy M. Parks, 261-9632) 
 
The Planning Division recommends that the Plan Commission forward Zoning Map Amendments 3449-
3450, rezoning land generally addressed as 8501 Mineral Point Road from Temp. A (Agriculture 
District) to A, RDC (Research and Development Center District) and PUD-GDP, and the preliminary 
and final plats of University Research Park II – Pioneer to the Common Council with recommendations 
of approval, and approve the demolition of a single-family residence at 902 CTH M, all subject to input 
at the public hearing and the following conditions:  
 
1. That the applicant work with Planning Division staff prior to recording of the PUD-GDP and final plat 

for the development to revise the general development plan as follows:  
1a. revise the PUD legal description to only describe the approximately 12.9 acres to be zoned 

PUD-GDP; 
1b. provide an additional graphic depicting only the PUD-GDP-zoned area and revise the map on 

page 7 of the general development plan to highlight the boundaries of the PUD zoning district; 
1c. for clarity, please revise the map on page 5 to note the project site shown is the entire University 

Research Park II site, not just the PUD and revise the map on page 4 to note the highlighted 
area is the portion of the development to be zoned PUD-GDP; 

1d. clarify the proposed future use of the triangular parcels created by the one-way couplets (Lots 6 
and 11) and revise the conceptual master plan for the development accordingly. 

 
2. That the applicant work with staff from the Planning Division and City Engineering Division prior to 

recording of the final plat to develop detailed plans for the construction of the private path network 
located throughout the development, including details on the proposed width of the paths and the 
materials that will be used. The applicant shall also work with staff on easement/ plat language to 
address the future maintenance and right of use of the non-City paths throughout the development. 

 
3. That prior to issuance of any permits to construct a new building on the development site, the 

developer shall submit a restrictive covenant for approval by the Plan Commission following review 
by the Planning Division that includes specific details on the architectural review committee that will 
be responsible for reviewing projects on all RDC-zoned lots. The restrictive covenant shall include 
any proposed land use restrictions, details about the specific design criteria that will govern the 
RDC-zoned lots, and reference to general conformance with the approved conceptual/ master plan 
and Transportation Demand Management Plan (including the annual reporting requirements for all 
non-residential parcels.  
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4. That the applicant revisit the master plan to identify opportunities to increase the density of 

development on the 26 lots to be zoned RDC through the possible reorientation of buildings and the 
potential use of shared and/ or structured parking. The revised conceptual master plan should be 
presented for Plan Commission review concurrent with the Commission’s required approval of the 
restrictive covenants for the RDC-zoned lots. 

 
5. That prior to final approval of the zoning map amendment and approval of the restrictive covenants 

for the plat, the applicant receive final approval of the Transportation Demand Management Plan 
from the Planning Division Director and City Traffic Engineer. 

 
6. That the applicant work with the Planning Division and Capital Area Regional Planning Commission 

to revise the environmental corridor map to reflect the proposed boundaries of Outlots 1 and 6 prior 
to recording the final plat. 

 
7. That a tree preservation and management plan for the overall development be approved by the 

Planning Division Director prior to commencement of any grading activities on the site.  
 
8. A reuse and recycling plan approved by the Recycling Coordinator is required by ordinance prior to 

the issuance of a wrecking permit for the single-family residence at 902 CTH M. 
 
The following conditions of approval have been submitted by reviewing agencies: 
 
City Engineering Division (Contact Janet Dailey, 261-9688) 
 
9. For the demolition of 902 CTH M, the applicant shall abandon or remove the septic system in 

accordance with Madison-Dane County Public Health’s specification. The applicant shall provide 
verification/evidence that the septic system abandonment is complete with letter from Public Health. 

 
10. Coordinate right-of-way at Outlots 1 & 4 with Pleasant View Road project, City Project 53W0390. 
 
11. Coordinate right-of-way at Street D with Pleasant View Road project, City Project 53W0390. 
 
12. Show grading easements for Valley View Road, Pleasant View Road, Mineral Point Road and CTH 

M and coordinate with City Engineering. 
 
13. The University of Wisconsin and the City of Madison are working cooperatively on a project to 

construct Pleasant View Road through the Plat. This project includes roundabouts at the 
intersection of CTH M, Valley View Road and proposed Pleasant View Road and a roundabout at 
Mineral Point Road and Pleasant View Road. Two pedestrian/ bike underpasses, one under CTH M 
south of Valley View Road and one under Pleasant View Rd south of Valley View Road is being 
proposed. The City is also working on a project to construct a grade separated intersection at 
Mineral Point Road and Junction Road. 

 
 The City intends to assess the cost to construct Pleasant View Road less Federal aids to the 

abutting properties. The City intends to assess a portion of the cost to construct both roundabouts to 
the benefiting properties as well as future traffic signals at the Watts Road and Pleasant View Road 
intersections. The City also intends to assess a portion of CTH M and a portion of Mineral Point 
Road to the abutting properties fronting on the projects.  The City intends to assess 50% of the cost 
of the two pedestrian/ bike underpasses to the Plat either as an assessment or a direct charge. In 
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addition, it is anticipated that a portion of the cost to construct the Mineral Point Road and Junction 
Road intersection will be assessed to the benefiting properties using trip generation methodology. 

 
 The University of Wisconsin is dedicating lands in the Plat for these improvements and is dedicating 

required lands north of Mineral Point Road and outside of the Plat as required to facilitate the above 
improvements. 

 
 Reference to the assessments shall be included in the Development Agreement. 
 
14. The developer and the City shall construct a north-south pedestrian/ bike path that will tie into a 

larger path network being planned by the City generally following CTH M from the Mineral Point 
Road and Junction Road intersection south toward the City of Verona. In addition, the City is 
proposing a pedestrian/ bike path heading west from the above path north of Valley View Road. 
These shall be public bike paths. Numerous other paths are proposed by the UW and shall be 
constructed and maintained by the UW Research Park. Additional easements may be required 
consistent with previous discussions with the University to facilitate these pathways as required by 
the City Engineer. 

 
15. The developer may be responsible for a portion of the cost to relocate compensable utility 

infrastructure as required to facilitate the required improvements as determined by the City Engineer 
after consultation with the developer and the developer shall dedicate additional utility easements 
for the relocation of private utilities if required by the City Engineer after consultation with the 
developer. 

 
16. The area dedicated at the northeast corner of CTH M and Pleasant View Road for stormwater shall 

be revised to match the latest design available from City Engineering. 
 
17. Many of the areas proposed for private and public improvements shall require a maintenance 

agreement from the owner. 
 
18. Subject to Storm and/or Sanitary Sewer Impact Fees for Upper Badger Mill Creek and Valley View.  

Other sewer charges will be due for frontage along Mineral Point Road. 
 
19. The southern portion of the plat will be subject to the Valley View Impact Fee District. 
 
20. Coordinate proposed new street names with Engineering Mapping for the Watts Road and Pleasant 

View Road couplets. 
 
21. The desirable final plat recording date is on or before December 1, 2009 to maintain the funding and 

letting schedule for the street improvement work. 
 
22. The developer shall enter into a City/Developer agreement for the installation of public 

improvements required to serve this plat. The developer shall be required to provide deposits to 
cover City labor and materials and surety to cover the cost of construction. The developer shall 
meet with the City Engineer to schedule preparation of the plans and the agreement. The City 
Engineer will not sign off on this plat without the agreement executed by the developer. 

 
23. The developer shall construct Madison standard street improvements for all streets within the plat. 
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24. An erosion control plan and land disturbing activity permit shall be submitted to the City Engineering 

Division for review and approval prior to grading or any other construction activities. The Pre-
construction Meeting for Public Improvements shall not be scheduled prior to issuance of this 
permit. The applicant shall demonstrate compliance with Section 37.07 and 37.08 of the Madison 
General Ordinances regarding permissible soil loss rates. The erosion control plan shall include 
Universal Soil Loss Equation (USLE) computations for the construction period. Measures shall be 
implemented in order to maintain a soil loss rate below 7.5-tons per acre per year. 

 
25. The following notes shall be included on the final plat: 

25a. All lots within this plat are subject to public easements for drainage purposes which shall be 
a minimum of 6-feet in width measured from the property line to the interior of each lot 
except that the easements shall be 12 feet in width on the perimeter of the plat. For 
purposes of 2 or more lots combined for a single development site, or where 2 or more lots 
have a shared driveway agreement, the public easement for drainage purposes shall be a 
minimum of 6 feet in width and shall be measured only from the exterior property lines of the 
combined lots that create a single development site, or have a shared driveway agreement, 
except that the easement shall be 12 feet in width along the perimeter of the plat. 
Easements shall not be required on property lines shared with greenways or public streets.  
No buildings, driveways, or retaining walls shall be placed in any easement for drainage 
purposes. Fences may be placed in the easement only if they do not impede the anticipated 
flow of water. 

 
25b. The intra-block drainage easements shall be graded with the construction of each principle 

structure in accordance with the approved storm water drainage plan on file with the City 
Engineer and the Zoning Administrator, as amended in accordance with the Madison 
General Ordinances. 

 
26. Prior to the issuance of building permits, the developer shall submit a master stormwater drainage 

plan to the City Engineering Division for review and approval which shows lot corner elevations to 
the nearest 0.25-foot. For purposes of the plan, it shall be assumed that grading shall be done on a 
straight line grade between points unless other information is provided. The proposed slope 
between points shall always be greater than or equal to .0075 ft/ft. If a break in grade is required 
between lot corners a shot shall be taken at that break in grade to provide the Engineer with enough 
information to interpret the plan. The Developer shall also show proposed drainage arrows on the 
plan to indicate the proposed direction of drainage. The master storm water drainage plan shall be 
submitted to City Engineering in digital format with elevations/grades/contours shown on the 
recorded plat map of the development. The digital record shall be provided using the state plane 
coordinate system – NAD 27. No building permits shall be issued prior to City Engineering’s 
approval of this plan. 

 
The following note shall accompany the master storm water drainage plan: 
“For purposes of this plan, it is assumed that grading shall be a straight line grade between points 
unless otherwise indicated. All slopes shall be 0.75% or steeper. Grade breaks between lot corners 
are shown by elevation or through the use of drainage arrows.” 

 
27. Prior to approval, this project shall comply with Chapter 37 of the Madison General Ordinances 

regarding stormwater management. Specifically, this development is required to detain the 2, 10 & 
100-year storm events; control 80% TSS (5 micron particle); provide substantial thermal control, 
and; provide infiltration in accordance with NR-151. Stormwater management plans shall be 
submitted and approved by City Engineering prior to signoff. 



ID #15795 & 16102 
8501 Mineral Point Rd./ 902 CTH M 
University Research Park II 
October 5, 2009 
Page 15 
 
 
28. This site is greater than one acre and the applicant is required by State Statute to obtain a Notice of 

Intent Permit (NOI) from the Wisconsin Department of Natural Resources. 
 
29. A minimum of two working days prior to requesting City Engineering Division signoff on the plat, the 

applicant shall contact Janet Dailey to obtain the final stormwater utility charges that are due and 
payable prior to sub-division of the properties. The stormwater utility charges (as all utility charges) 
are due for the previous months of service. All charges shall be cleared prior to the land division 
(and subsequent obsolesces of the existing parcel). 

 
30. All outstanding Madison Metropolitan Sewerage District (MMSD) and City of Madison sanitary 

sewer connection charges are due and payable prior to City Engineering Division signoff, unless 
otherwise collected with a Developer's/ Subdivision Contract. Contact Janet Dailey (261-9688) to 
obtain the final MMSD billing a minimum of two working days prior to requesting City Engineering 
signoff. 

 
 
Traffic Engineering Division (Contact John Leach, 267-8755) 
 
31. The developer shall put the following note on the face of the plat: “All the lots within this subdivision 

are subject to impact fees that are due and payable within fourteen days of the issuance of building 
permit(s).” Note: The final sign-off may be delayed until the transportation impact fees are 
negotiated or approved by the Common Council. 

 
32. Prior to approval, the applicant shall prepare and provide a master ped-bike plan for the plat that is 

consistent with the City’s area wide plans and the plat’s specific provisions, to be reviewed and 
approved by the Traffic Engineer. The applicant may need to modify the right of way to 
accommodate the ped-bike plan. 

 
33. The applicant shall execute and return declaration of conditions and covenants for streetlights and 

traffic signals prior to sign off. The applicant will need to provide a deposit for their reasonable and 
proportionate share of traffic signal costs. 

 
34. Utility easements shall be provided as follows: Running along the southerly property line of Outlot 7, 

there shall be a 12-foot front utility easement running along Watts Road from CTH M westerly to 
Pleasant View Road. The applicant shall show a detail drawing of the 12-foot utility easement 
dimensions and lot lines on the face of the plat. 

 
35. The developer will need to demonstrate/provide how private streetlights will be installed and 

maintained in the public alleys. The final plat shall provide the following note on the face of the plat: 
"The City will not install lighting in the alleys, but the developer or property owners may request the 
City to approve a private light(s) in the alley right of way. Such private light(s) to be operated and 
maintained by private interests." 

 
36. Public signing and marking related to the development may be required by the City Traffic Engineer 

for which the developer shall be financially responsible. 
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Zoning Administrator (Contact Pat Anderson, 266-5978) 
 
37. Provide a reuse/recycling plan, to be reviewed and approved by the City’s Recycling Coordinator, 

George Dreckmann, prior to a demolition permit for 902 CTH M being issued. Sec 28.12(12)(e) of 
the Madison Zoning Ordinance requires the submittal of documentation demonstrating compliance 
with the approved reuse and recycling plan. Please note, the owner must submit documentation of 
recycling and reuse within 60 days of completion of demolition. 

 
38. Future development shall meet applicable building and zoning ordinances following applicable 

processes. 
 
39. The Plan Commission does not grant signage approvals. Signage must be reviewed for compliance 

with Chapter 31 of the Madison General Ordinances. The Zoning Section of the Department of 
Planning and Community and Economic Development must issue sign permits prior to sign 
installation. 

 
 
Parks Division (Contact Tom Maglio, 266-6518) 
This agency did not submit comments for this request. 
 
 
Fire Department (Contact Scott Strassburg, 261-9843) 
 
40. Fire access shall be provided on each lot if code compliance access cannot be accomplished by 

use of public streets only. 
 
 
Water Utility (Contact Dennis Cawley, 261-9243) 
 
41. All public water mains and water service laterals, except for those proposed to be installed as part 

of the Pleasant View Road project, shall be installed by standard City of Madison Subdivision 
Contract. The Water Utility will not need to sign off on the final plans, but will need a copy of the 
approved plans. 

 
42. All operating private wells shall be identified and permitted by the Water Utility in accordance with 

MGO 13.21. All unused private wells shall be abandoned in accordance with MGO 13.21. 
 
 
Metro Transit (Contact Tim Sobota, 261-4289) 
This agency submitted comments included in the “Public Utilities and Services” portion of the General 
Information section above. They submitted no conditions of approval. 






