
PLANNING DIVISION STAFF REPORT                      January 13, 2025 

PREPARED FOR THE PLAN COMMISSION  
 

Project Address:     709 Northport Drive (18th Alder District) 

Application Type:  Zoning Map Amendment  

Legistar File ID #     83924  

Prepared By:           Chris Wells, Planning Division   
       Report includes comments from other City agencies, as noted 

Reviewed By: Kevin Firchow, AICP, Principal Planner, Planning Division 

 

Summary 
 
Applicant:  Tyler Krupp; Threshold Development; 1954 Atwood Avenue; Madison, WI 53704  

Contact:  Kevin Burow; Knothe & Bruce Architects; 8401 Greenway Boulevard, Suite 900; 
Middleton, WI 53562 

Property Owner: Northside Christian Assembly; 709 Northport Drive; Madison, WI 53704 
 
Requested Action: Creating Section 28.022-00702 of the Madison General Ordinances to change the zoning of 
property located at 709 Northport Drive from the SR-C1 (Suburban Residential-Consistent 1) District to the TR-U1 
(Traditional Residential-Urban 1) District. 
 
Proposal Summary: The applicant proposes to rezone the approximately 3.6-acre subject parcel in order to 
facilitate future redevelopment. No demolition, conditional use, or site plan approvals are being sought at this 
time. Staff anticipates that future demolition and conditional use requests will be submitted at a later date. 
 
Applicable Regulations & Standards: This proposal is subject to the approval standards for Zoning Map 
Amendments [MGO Section 28.182(6)]. It is also subject to MGO Section 28.050 which pertains to the TR-U1 
(Traditional Residential-Urban 1) District. 
 
Review Required By:  Plan Commission and Common Council. 
 
Summary Recommendation: The Planning Division recommends that the Plan Commission forward Zoning Map 
Amendment ID 28.022-00702 of the Madison General Ordinances to change the zoning of property located at 709 
Northport Drive from the SR-C1 (Suburban Residential-Consistent 1) District to the TR-U1 (Traditional Residential-
Urban 1) District to the Common Council with a recommendation of approval, in order to facilitate the future 
redevelopment of the subject site. This recommendation is subject to input at the public hearing. 
 

Background Information 
 

Parcel Location: The roughly 154,411-square-foot (3.59-acre) subject site is located on the south side of Northport 
Drive in between Northridge Terrace and School Road. The parcel is located within Alder District 18 (Ald. Myadze), 
the Transit-Oriented Development (TOD) Overlay District, and the Madison Metropolitan School District.  
 
Existing Conditions and Land Use: The subject site is developed with a place of worship, the Northside Christian 
Assembly church. A surface automobile parking lot lies to the west of the church and takes access from Northport 
Drive. The rest of the site is grass.  

https://madison.legistar.com/LegislationDetail.aspx?ID=7040532&GUID=AF384506-98B5-4DF3-B123-5A9BF2570F10&Options=ID|Text|&Search=83924
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Surrounding Land Uses and Zoning:  

North:  Across Northport Drive is the 10-building, 104-unit Kennedy Heights Apartments development, zoned SR-
V2 (Suburban Residential – Varied 2) District and single-family residences in the SR-C1 (Suburban 
Residential – Consistent 1) District;  

East:  The Countryside Montessori Preschool, beyond which are single-family residences. All are located in the 
SR-C1 Zoning District;  

South: Mendota Elementary School, zoned SR-C1 District; and  

West: Three-unit apartments zoned SR-V1 (Suburban Residential – Varied 1) District and the two-building, 48-
unit Northridge Terrace development zoned PD (Planned Development) District.  

 

Adopted Land Use Plan: The Comprehensive Plan (2023) identifies the subject site and parcels to the east and 
west for Low-Medium Residential (LMR). The elementary school site to the south is recommended for Special 
Institutional (SI). The Northport Warner Park Sherman Neighborhood Plan (2009) does not provide specific 
recommendations for the subject parcel.  
 

Environmental Corridor Status: There are no environmental corridors on the subject site. 
 

Public Utilities and Services: The site is served by a full range of urban services. Metro Transit operates daily all 
day transit service along Northport Drive. The nearest bus stops are located roughly 200 feet to the west at the 
intersection with Kennedy Road.  
 

Zoning Summary: The 709 Northport Drive site is proposed to be rezoned into the TR-U1 (Traditional Residential-
Urban 1) District to facilitate future development and/or redevelopment of the property. No development plans 
are before the Plan Commission at this time.  

 

Project Description, Analysis, and Conclusion 
 

The applicant is requesting to rezone the subject parcel – from the SR-C1 (Suburban Residential-Consistent 1) 
District to the TR-U1 (Traditional Residential-Urban 1) District – in order to facilitate future redevelopment.  
 

The applicant notes that further land use approvals, including any necessary conditional uses and demolition 
permits, will be sought as each phase is fully designed and financed. As such, further reviews of the site are 
anticipated.  
 
The applicant has received a recommendation of funding from the Common Council to facilitate the development 
of affordable housing at this site. Specifically, the Council approved funding for an 80-unit rental housing 
development with 48 units being permanently affordable to households with incomes at or below 60% of the 
County Median Income (CMI). Among the contingencies is that the site receives all necessary land use approvals.   
 

This proposal is subject to the approval standards for Zoning Map Amendments [MGO Section 28.182(6)]. It is also 
subject to MGO Section 28.050 which pertains to the TR-U1 (Traditional Residential-Urban 1) District. 
 

https://www.cityofmadison.com/dpced/planning/plans/440/
https://www.cityofmadison.com/dpced/planning/documents/NWS_NeighborhoodPlan.pdf
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Conformance with Adopted Plans  

The Northport Warner Park Sherman Neighborhood Plan (2009) does not provide specific recommendations for 
the subject parcel. The generalized future land use plan of the Comprehensive Plan (2023) recommends the 
subject site and parcels to the east and west for Low-Medium Residential (LMR), while the elementary school site 
to the south is recommended for Special Institutional (SI).  
 
LMR areas are largely characterized by what is sometimes referred to as the “Missing Middle” housing. According 
to the Comprehensive Plan, LMR areas are recommended for a density range of 7-30 units per acre and buildings 
should be up to three stories tall. The following types of housing are included in the recommended list: small-lot 
single-family development, two-unit buildings, three-unit buildings, rowhouses, and small multi-family buildings. 
Building forms present in LMR are generally compatible in scale with single-family homes, and may therefore be 
intermixed with small-lot, single-family development or used as a transition from more intense development to 
lower intensity areas comprised primarily of single-family development. LMR areas are characterized by a 
walkable, connected street network to meet the growing demand for walkable urban living.  
 
Beyond these underlying recommendations, the ‘Residential Future Land Use Categories’ table on page 20 
includes an additional provision that allows LMR-recommended sites to be considered for more intensive 
development under “select conditions.” The plan specifies that appropriate developments could include large and 
courtyard multi-family buildings at up to 70 dwelling units an acre and four stories of height. While not appropriate 
for all LMR areas, more intensive development can be considered in “select conditions” including the relationships 
between proposed buildings and their surroundings, natural features, lot and block characteristics, and access to 
urban services, transit, arterial streets, parks, and amenities. These factors were expanded with the updates to 
the Comprehensive Plan adopted by the Common Council on December 5, 2023. If found to meet these select 
conditions, staff believes that the TR-U1 district would allow development consistent with the Plan. Please see 
more detailed analysis in the following section. 
 

Zoning Map Amendment Standards  

The standards for zoning map amendments found in Section 28.182(6) of the Zoning Code state that such 
amendments are legislative decisions of the Common Council that shall be based on public health, safety, and 
welfare, shall be consistent with the Comprehensive Plan, and shall comply with Wisconsin and federal law. Wis. 
Stats. Section 66.1001(3) requires that zoning map amendments approved after January 1, 2010 be consistent 
with the City’s Comprehensive Plan. 2010 Wisconsin Act 372 clarified “consistent with” as “furthers or does not 
contradict the objectives, goals, and policies contained in the comprehensive plan.” 
 
The statement of purpose for the TR-U zoning districts (TR-U1 and TR-U2) are established to “stabilize and protect 
and encourage the essential characteristics of high-density residential areas and to accommodate a full range of 
life-cycle housing.” Other stated purposes of the TR-U districts include ensuring that new buildings and additions 
to existing buildings are designed with sensitivity to their context in terms of building placement, facade width, 
height and proportions, garage and driveway placement, landscaping, and similar design features; maintaining 
and improving the viability of existing housing of all types, while providing for updating of older housing in a 
context-sensitive manner; maintaining or increasing compatibility between residential and other allowed uses, 
and between different housing types, where permitted, by maintaining consistent building orientation and 
parking placement and screening; and facilitating the preservation, development or redevelopment goals of the 
Comprehensive Plan and of adopted neighborhood, corridor or special area plans.  
 

https://www.cityofmadison.com/dpced/planning/documents/NWS_NeighborhoodPlan.pdf
https://www.cityofmadison.com/dpced/planning/plans/440/
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The requested TR-U1 zoning district allows for multi-family residential buildings to be developed up to a density 
of 58 units an acre (750 square-feet of lot area per unit). As the development site is also within the Transit-
Oriented Development (TOD) Overlay District up to a four story (and 52 foot tall) building with 36 units could be 
developed without further review from the Plan Commission. Buildings exceeding 36 units would require Plan 
Commission Conditional Use review. 
 
From this perspective, coupled with the maximum density of 58 units per acre noted above, Staff believe the TR-
U1 District could be found consistent with the Comprehensive Plan’s recommendation of the maximum height 
and density of buildings (up to 70 DU/ac and four stories), provided it is found “appropriate in select conditions.”  
 
Below is a review of the request related to the “select conditions” specified in the plan and the subject site. 

• Relationships between proposed buildings and their surroundings and lot and block characteristics: The 
subject property is surrounded by developed properties including smaller scale multifamily, a Montessori 
school, elementary school and in close proximity to some single-family residences and larger three-story 
residential buildings. 

Access to the subject site is limited to Northport Drive. The three-unit and larger residential buildings to the 
west are accessed via the dead-end Northridge Terrace. The adjacent Montessori School and single-family 
residences to the east each have individual access from Northport Drive. The subject site is bordered to the 
south by the Mendota Elementary School with its playground and athletic fields to the rear. This means the 
development pattern surrounding the site effectively limits its development to one that would be exclusively 
accessed from Northport Drive.   

The proposed zoning could allow for a residential development larger than what is currently on surrounding 
properties. Though given the 350-foot width of the subject site and roughly 450-foot average depth, staff 
believe the 3.59-acre site would allow sufficient space for a larger building(s) to appropriately transition (via 
upper-story massing step backs) to the two-story buildings that abut the site on the east and west.  

• Natural features: Staff does not believe that there are any natural features on the site or on the surrounding 
properties that would impact the development of this site including wetlands, floodplains, waterways, and 
areas of steep slopes.  

• Access to urban services, transit, arterial streets, parks, and amenities: The site has direct access to 
Northport Drive, which is classified as a principal arterial roadway. The street includes marked on-street bike 
lanes. Metro Transit’s Route B provides daily service at least every 15 minutes during the weekday and 30 
minutes on weekends along Northport Drive, with stops west and east of the subject site. The sidewalk 
network along both sides of Northport Drive, east and west of the subject site is complete.  

The site is less than a half mile from Lake View Hill Park located to the east, on the opposite side of Northport 
Drive. The site is also just under a mile from Warner Park. While Mendota Elementary School abuts the site, 
the entrance is located along School Road. Using the existing sidewalks, it is estimated to be just under a 
quarter mile walk from this property to the front of the school. While there is not commercial development 
in the immediate proximity, there is a small commercial node with a restaurant and small market roughly 0.7 
miles east at the corner of Northport Drive and Troy Drive. The larger Northport Shopping Center is located 
roughly 1.25 miles southeast of this site.   
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On balance, the Planning Division believes it is possible that the Plan Commission and Common Council could find 
that the TR-U1 Zoning District is consistent with the Comprehensive Plan and could meet the “select conditions” 
to consider more intensive development. The site’s location along a principal arterial roadway and the availability 
of daily and relatively frequent bus service are significant factors as to why such a potential development may be 
approved. The site’s location in close proximity to a school is another important factor. Depending on the size and 
type of buildings eventually proposed on the site, the proposed development could also potentially be consistent 
with other goals and objectives in the Comprehensive Plan that encourage development of a wider mix of housing 
types, sizes, and costs throughout the City, and to increase the amount of housing available by allowing more 
housing in more places. 
 

Public Input  

At the time of report writing, staff has not received any comments on the proposed request.  
 

Recommendation 
  
Planning Division Recommendation (Contact Chris Wells, (608) 261-9135) 
 
The Planning Division recommends that the Plan Commission forward Zoning Map Amendment ID 28.022-00702 
of the Madison General Ordinances to change the zoning of property located at 709 Northport Drive from the SR-
C1 (Suburban Residential-Consistent 1) District to the TR-U1 (Traditional Residential-Urban 1) District to the 
Common Council with a recommendation of approval, in order to facilitate the future redevelopment of the 
subject site. This recommendation is subject to input at the public hearing.  


