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425 N Frances and 450 W Gilman

Villas Student Housing Frances Street Project

September 17, 2025

Villas Student Housing

506 W 22nd Street Austin, TX 78705

Brian Munson Vandewalle & Associates

120 East Lakeside Street Madison, WI 53715

608.609.4410 bmunson@vandewalle.com

bradaycock@villas-sh.com(254)535-5804

Villas Student Housing, LLCBrad Aycock

See attached

Villas Student Housing, LLC.
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ABSTRACTCommercialRealEstate.com | 608.239.4781 | Heather@ABSTRACT-CRE.com 
 

 
As Broker for Edward Shinnick and Walter Borowski, they are currently under contract to sell their property located at 
425 N Frances Street, Madison, WI to Villas Student Housing.  
 
This email serves as formal acknowledgement and authorization for Villas Student Housing to submit development 
plans related to the property to the City of Madison. 
 
Signed: 
 
 
 
 
Thank you, 
 
 
 
Heather Ewing, Founder | Principal Broker 
ABSTRACT Commercial Real Estate LLC 





 

120 East Lakeside Street • Madison, Wisconsin 53715 • 608.255.3988 • 608.255.0814 Fax 

247 Freshwater Way, Suite 530 • Milwaukee, Wisconsin 53204 • 414.988.8631 

www.vandewalle.com 

 

Shaping places, shaping change 

To: Urban Design Commission  

From: Brian Munson 

CC: Grant Zucker 

Bobby Tait 

Justin Zampardi 

 Alder Will Ochowicz 

Date: Monday, August 18, 2025 

Re: West Gilman Street Apartments 

             UDC Informational Presentation 

Attached please find an informational UDC submittal packet for the 425 North Frances/450 

Gilman Street Redevelopment, a 16-story mixed-use student housing project.  This project is 

proposed by Villas Student Housing as a vibrant addition to the neighborhood that transitions in 

scale from the adjoining Grimm Book Bindery to the Hub while maintaining well-articulated 

architecture and massing.  This project utilizes the downtown height ordinance to integrate 16 

stories within the 12 story/172’ site designation through the inclusion of affordable student 

housing. 

 

Project Name:   West Gilman Street Apartments 

Properties:   425 North Frances Street 

    450 Gilman Street  

 

Applicant:   Villas Student Housing, LLC. 

    506 West 22nd Street 

    Austin, Texas 78705  
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Design Team: 

Architecture:   Rhode Partners 

515 Congress Avenue 

Suite 1600 

Austin, Texas 76701 

 

Engineering/Landscape: Vierbicher  

    999 Fournier Drive 

    Madison, WI 53717 

 

Entitlements:   Vandewalle & Associates 

    120 East Lakeside Street  

    Madison, WI 53715 

 

Potential Requests: 

Rezoning from Urban Mixed Use (UMX) to Downtown Core (DC) 

Conditional Use (building greater than 6 stories, outdoor recreation) 

Certified Survey Map 

Affordable Housing Land Use Restriction 

 

Project Description: 

16 story building 

115 units (1-bedroom to 5-bedroom units) 

432 bedrooms 

105 parking stalls 

240 bike parking stalls 

Tenant Amenities 

Rooftop Outdoor Recreation 

First Floor Retail 
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Existing Conditions: 

     
Frances Street (site)    Frances Street (view North)         

 

 

   
Frances Street (view north)             Frances Street (view south) 
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Frances Street (view across street)  Frances Street (view across street) 
 

   
Frances Street (Grimm Book Bindery) Frances Street (Eleanor) 

   
Gilman Street  (site)    Gilman Street (view north) 
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Gilman Street (view south)   Gilman Street (Grimm Book Bindery) 

 

   
Gilman Street (view across street)  Gilman street (Hub) 
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VICINITY MAP

450  W G I L M A N ST
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SITE PLAN EXHIBIT

0 8’ 16’ 32’
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PROJECT PHASE  |  MM/DD/YY

NOT FOR CONSTRUCTION  |  #LayNoInSubset OF 5Project City
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FLOOR PLAN LEVEL -1 PARKING
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FLOOR PLAN LEVEL 1 LOBBY / RETAIL / PARKING

PROJECT PHASE  |  MM/DD/YY

NOT FOR CONSTRUCTION  |  #LayNoInSubset OF 5Project City
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FLOOR PLAN LEVEL 2 LOBBY / RESIDENTIAL

PROJECT PHASE  |  MM/DD/YY

NOT FOR CONSTRUCTION  |  #LayNoInSubset OF 5Project City
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FLOOR PLAN LEVELS 3-4 RESIDENTIAL

PROJECT PHASE  |  MM/DD/YY

NOT FOR CONSTRUCTION  |  #LayNoInSubset OF 5Project City
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FLOOR PLAN LEVELS 5-14 RESIDENTIAL

PROJECT PHASE  |  MM/DD/YY

NOT FOR CONSTRUCTION  |  #LayNoInSubset OF 5Project City
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FLOOR PLAN LEVEL 15 RESIDENTIAL

PROJECT PHASE  |  MM/DD/YY

NOT FOR CONSTRUCTION  |  #LayNoInSubset OF 5Project City
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FLOOR PLAN LEVEL 16 AMENITY

PROJECT PHASE  |  MM/DD/YY

NOT FOR CONSTRUCTION  |  #LayNoInSubset OF 5Project City
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BUILDING SECTION

PROJECT PHASE  |  MM/DD/YY

NOT FOR CONSTRUCTION  |  #LayNoInSubset OF 5Project City
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CONCEPT RENDERING
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CONCEPT RENDERING
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CONCEPT RENDERING
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MATERIAL PALETTE

FULL-FACE BRICK - TOWER AND BASE

PRECAST CONCRETE

BRASS METAL PANEL

FULL-FACE BRICK - TOWER FIBER CEMENT PANEL

RIBBED METAL PANEL
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PROJECT TABULATIONS

Gilman Street Apartments
Madison, Wisconsin
NSF/GSF/PARKING ANALYSIS

Villas SH 
 Scheme B v1.5

SCHEME B 16 STORIES
ZONING CALCULATIONS & PROJECT TOTALS
Land Area SF 19,623
Total Zoning GSF 225,662
Total Zoning GSF Proposed 225,662
FAR Proposed 11.50
Residential Apartments

Residential Unit Type Description % Unit SF Unit Sub-Total Bedroom Sub-Total SF Sub-Total Bike Parking Req Bike Parking Total

A1 - Double Occupancy 1 BR, 1  BA 11.30% 478 13 26 6,214 1 per unit 13.0

A2 - Double Occupancy 1 BR, 1  BA 0.87% 648 1 2 648 1 per unit 1.0

B1 2 BR, 2 BA 12.17% 825 14 28 11,550 1 per unit 14.0

C1 3 BR, 3 BA 12.17% 1065 14 42 14,910 1.5 per unit 21.0

C2 3 BR, 3 BA 2.61% 1150 3 9 3,450 1.5 per unit 4.5

D1 4 BR, 4 BA 9.57% 1200 11 44 13,200 2 per unit 22.0

D2 4 BR, 4 BA 9.57% 1163 11 44 12,793 2 per unit 22.0

D3 4 BR, 4 BA 2.61% 1275 3 12 3,825 2 per unit 6.0

E1 5 BR, 5 BA 2.61% 1588 3 15 4,764 2.5 per unit 7.5

E2 5 BR, 5 BA 12.17% 1657 14 70 23,198 2.5 per unit 35.0

E3 + Media 5 BR, 5 BA + MEDIA 11.30% 1802 13 65 23,426 2.5 per unit 32.5

E4 + Media 5 BR, 5 BA + MEDIA 2.61% 1742 3 15 5,226 2.5 per unit 7.5

E5 + Media 5 BR, 5 BA + MEDIA 9.57% 1821 11 55 20,031 2.5 per unit 27.5

E6 - Town Home 5 BR, 5 BA 0.87% 1980 1 5 1,980 2.5 per unit 2.5

Total Units Total Bedrooms Total Unit NSF NSF per Bedroom Sub Total
115 432 145,215 336 216

Unit Mix 1BR 2BR 3BR 4BR 5BR
12.2% 12.2% 14.8% 21.7% 39.1%

Affordable Unit Summary

A1 - Double Occupancy - Affordable Units 12
Total Units 115
Percentage of Total Units 10.4%

Accessory Uses

Level 1  - Lobby / Leasing / Retail
Lobby / Leasing 2,237       SF
Retail 252          SF

Level 1.5  - Amenity
Study 442          SF

Level 16 - Interior Amenity 7,010       SF

Level 16 - Exterior Amenity 2,496       SF

Bike Parking Minimum Per CoM Proposed

Resident Bike Parking Long Term 216 224
Guest Parking Short Term 1 per 10 units 11.5 14
Retail Short Term 1 per 2,000 SF 0.1 2

TOTAL BIKE PARKING 228 240

Parking Minimum Per CoM Proposed
Resident Parking
Standard / Compact N/A 102
Accessible 3 3
Total 105
Residential Unit Parking Ratio (includes Accessible Spaces) 0.91
Residential Bedroom Parking Ratio (includes Accessible Spaces) 0.24

TOTAL PARKING 3 105

RHODE PARTNERS August 06, 2025

Gilman Street Apartments
Madison, Wisconsin
NSF/GSF/PARKING ANALYSIS

Villas SH 
 Scheme B v1.5

Floor Area Summary
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-2 - PARKING 17,328 39 14,909 382 8.75 Below Grade
-1 - PARKING 17,328 39 14,909 382 11.00 Below Grade
1 - LOBBY/RETAIL/PARKING 17,776 27 11,821 438 15.00 Above Grade
2 - RESIDENTIAL/AMENITY 11,114 13,003 9.75 Above Grade
3 - RESIDENTIAL 11,573 13,031 89% 9.75 Above Grade
4 - RESIDENTIAL 11,573 13,031 89% 9.75 Above Grade
5 - RESIDENTIAL 10,012 11,359 88% 9.75 Above Grade
6 - RESIDENTIAL 10,012 11,359 88% 9.75 Above Grade
7 - RESIDENTIAL 10,012 11,359 88% 9.75 Above Grade
8 - RESIDENTIAL 10,012 11,359 88% 9.75 Above Grade
9 - RESIDENTIAL 10,012 11,359 88% 9.75 Above Grade
10 - RESIDENTIAL 10,012 11,359 88% 9.75 Above Grade
11 - RESIDENTIAL 10,012 11,359 88% 9.75 Above Grade
12 - RESIDENTIAL 10,012 11,359 88% 9.75 Above Grade
13 - RESIDENTIAL 10,012 11,359 88% 9.75 Above Grade
14 - RESIDENTIAL 10,012 11,359 88% 9.75 Above Grade
15 - RESIDENTIAL 8,855 10,205 87% 9.75 Above Grade
16 - RESIDENTIAL/AMENITY 1,980 10,370 19% 9.75 Above Grade
ROOF 9.75 Above Grade

TOTAL 145,215 225,662 105 41,639 397 171.00 Above Grade

RHODE PARTNERS August 06, 2025

Gilman Street Apartments
Madison, Wisconsin
NSF/GSF/PARKING ANALYSIS

Villas SH 
 Scheme B v1.5

SCHEME B 16 STORIES
ZONING CALCULATIONS & PROJECT TOTALS
Land Area SF 19,623
Total Zoning GSF 225,662
Total Zoning GSF Proposed 225,662
FAR Proposed 11.50
Residential Apartments

Residential Unit Type Description % Unit SF Unit Sub-Total Bedroom Sub-Total SF Sub-Total Bike Parking Req Bike Parking Total

A1 - Double Occupancy 1 BR, 1  BA 11.30% 478 13 26 6,214 1 per unit 13.0

A2 - Double Occupancy 1 BR, 1  BA 0.87% 648 1 2 648 1 per unit 1.0

B1 2 BR, 2 BA 12.17% 825 14 28 11,550 1 per unit 14.0

C1 3 BR, 3 BA 12.17% 1065 14 42 14,910 1.5 per unit 21.0

C2 3 BR, 3 BA 2.61% 1150 3 9 3,450 1.5 per unit 4.5

D1 4 BR, 4 BA 9.57% 1200 11 44 13,200 2 per unit 22.0

D2 4 BR, 4 BA 9.57% 1163 11 44 12,793 2 per unit 22.0

D3 4 BR, 4 BA 2.61% 1275 3 12 3,825 2 per unit 6.0

E1 5 BR, 5 BA 2.61% 1588 3 15 4,764 2.5 per unit 7.5

E2 5 BR, 5 BA 12.17% 1657 14 70 23,198 2.5 per unit 35.0

E3 + Media 5 BR, 5 BA + MEDIA 11.30% 1802 13 65 23,426 2.5 per unit 32.5

E4 + Media 5 BR, 5 BA + MEDIA 2.61% 1742 3 15 5,226 2.5 per unit 7.5

E5 + Media 5 BR, 5 BA + MEDIA 9.57% 1821 11 55 20,031 2.5 per unit 27.5

E6 - Town Home 5 BR, 5 BA 0.87% 1980 1 5 1,980 2.5 per unit 2.5

Total Units Total Bedrooms Total Unit NSF NSF per Bedroom Sub Total
115 432 145,215 336 216

Unit Mix 1BR 2BR 3BR 4BR 5BR
12.2% 12.2% 14.8% 21.7% 39.1%

Affordable Unit Summary

A1 - Double Occupancy - Affordable Units 12
Total Units 115
Percentage of Total Units 10.4%

Accessory Uses

Level 1  - Lobby / Leasing / Retail
Lobby / Leasing 2,237       SF
Retail 252          SF

Level 1.5  - Amenity
Study 442          SF

Level 16 - Interior Amenity 7,010       SF

Level 16 - Exterior Amenity 2,496       SF

Bike Parking Minimum Per CoM Proposed

Resident Bike Parking Long Term 216 224
Guest Parking Short Term 1 per 10 units 11.5 14
Retail Short Term 1 per 2,000 SF 0.1 2

TOTAL BIKE PARKING 228 240

Parking Minimum Per CoM Proposed
Resident Parking
Standard / Compact N/A 102
Accessible 3 3
Total 105
Residential Unit Parking Ratio (includes Accessible Spaces) 0.91
Residential Bedroom Parking Ratio (includes Accessible Spaces) 0.24

TOTAL PARKING 3 105
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Gilman Street Apartments
Madison, Wisconsin
NSF/GSF/PARKING ANALYSIS

Villas SH 
 Scheme B v1.5

SCHEME B 16 STORIES
ZONING CALCULATIONS & PROJECT TOTALS
Land Area SF 19,623
Total Zoning GSF 225,662
Total Zoning GSF Proposed 225,662
FAR Proposed 11.50
Residential Apartments

Residential Unit Type Description % Unit SF Unit Sub-Total Bedroom Sub-Total SF Sub-Total Bike Parking Req Bike Parking Total

A1 - Double Occupancy 1 BR, 1  BA 11.30% 478 13 26 6,214 1 per unit 13.0

A2 - Double Occupancy 1 BR, 1  BA 0.87% 648 1 2 648 1 per unit 1.0

B1 2 BR, 2 BA 12.17% 825 14 28 11,550 1 per unit 14.0

C1 3 BR, 3 BA 12.17% 1065 14 42 14,910 1.5 per unit 21.0

C2 3 BR, 3 BA 2.61% 1150 3 9 3,450 1.5 per unit 4.5

D1 4 BR, 4 BA 9.57% 1200 11 44 13,200 2 per unit 22.0

D2 4 BR, 4 BA 9.57% 1163 11 44 12,793 2 per unit 22.0

D3 4 BR, 4 BA 2.61% 1275 3 12 3,825 2 per unit 6.0

E1 5 BR, 5 BA 2.61% 1588 3 15 4,764 2.5 per unit 7.5

E2 5 BR, 5 BA 12.17% 1657 14 70 23,198 2.5 per unit 35.0

E3 + Media 5 BR, 5 BA + MEDIA 11.30% 1802 13 65 23,426 2.5 per unit 32.5

E4 + Media 5 BR, 5 BA + MEDIA 2.61% 1742 3 15 5,226 2.5 per unit 7.5

E5 + Media 5 BR, 5 BA + MEDIA 9.57% 1821 11 55 20,031 2.5 per unit 27.5

E6 - Town Home 5 BR, 5 BA 0.87% 1980 1 5 1,980 2.5 per unit 2.5

Total Units Total Bedrooms Total Unit NSF NSF per Bedroom Sub Total
115 432 145,215 336 216

Unit Mix 1BR 2BR 3BR 4BR 5BR
12.2% 12.2% 14.8% 21.7% 39.1%

Affordable Unit Summary

A1 - Double Occupancy - Affordable Units 12
Total Units 115
Percentage of Total Units 10.4%

Accessory Uses

Level 1  - Lobby / Leasing / Retail
Lobby / Leasing 2,237       SF
Retail 252          SF

Level 1.5  - Amenity
Study 442          SF

Level 16 - Interior Amenity 7,010       SF

Level 16 - Exterior Amenity 2,496       SF

Bike Parking Minimum Per CoM Proposed

Resident Bike Parking Long Term 216 224
Guest Parking Short Term 1 per 10 units 11.5 14
Retail Short Term 1 per 2,000 SF 0.1 2

TOTAL BIKE PARKING 228 240

Parking Minimum Per CoM Proposed
Resident Parking
Standard / Compact N/A 102
Accessible 3 3
Total 105
Residential Unit Parking Ratio (includes Accessible Spaces) 0.91
Residential Bedroom Parking Ratio (includes Accessible Spaces) 0.24

TOTAL PARKING 3 105
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