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Summary 
 
Applicant & Property Owner: Amy Supple, The Edgewater Hospitality Company; 1001 Wisconsin Place; Madison.  

Contact Person: Kavitha Maradadu, DMAC Architecture & Interiors; 1229 Emerson Street; Evanston, Illinois. 
 
Requested Actions:  

• 94184 – Approval of an amended Planned Development–General Development Plan and Specific 
Implementation Plan for the Edgewater Hotel at 1001 Wisconsin Place to construct a restaurant/bar with 
outdoor eating area on the 15th floor, add canopies to the outdoor eating areas on the 1st and 7th floors, 
and reconfigure space under the 5th floor plaza to create a concession stand/bar.  

• 93828 – Consideration of an alteration to an approved conditional use for lakefront development to allow 
modifications to and expansion of the Edgewater Hotel, and consideration of a conditional use in the PD 
(Planned Development) District for the Edgewater Hotel for an outdoor eating area for a restaurant on 
the 15th floor. 

 
Proposal Summary: The Edgewater Hospitality Company is requesting approvals to make a series of exterior 
modifications to the Edgewater Hotel as part of a planned renovation and refresh of the hotel that will also include 
a series of interior modifications, which are not part of this land use review. The exterior modifications include: 

• On Level 1 of the original 1946 hotel (levels are measured from the level of Lake Mendota), a new 
awning to cover the outdoor eating area for The Boathouse restaurant;   

• On Level 5 of the contemporary 2014 hotel building, a new plaza-facing concession stand/ bar in the 
existing wall;  

• On Level 7 of the contemporary hotel building, on the lakeside of the building and wrapping around to 
the plaza, an awning over the existing outdoor eating area for The Statehouse restaurant;  

• On Level 15 of the contemporary hotel building, on the street side of the building, an enclosed 556 square-
foot dining area (“greenhouse”) and outdoor eating area, and; 

• Also on Level 15, on the lakeside of the building, a new open steel frame roof structure to create the 2660 
square-foot “Lakeside Terrace” outdoor eating area as part of the conversion of the 15th floor lobby into 
“SkyBar”.  

 
Applicable Regulations & Standards: Section 28.182 of the Zoning Code provides the process for zoning map 
amendments. The approval process and standards for the Planned Development zoning district are outlined in 
Section 28.098 of the Zoning Code. Section 28.138 provides the regulations for lakefront development. The PD 
zoning text for the Edgewater Hotel identifies outdoor eating areas as a conditional use. Section 28.183 provides 
the process and standards for the approval of conditional use permits. 

https://madison.legistar.com/LegislationDetail.aspx?ID=8151067&GUID=7720A4B5-2DCB-4412-86DB-62DD1B10AE32
https://madison.legistar.com/LegislationDetail.aspx?ID=8127616&GUID=7575D17E-FAA2-476D-937B-08CB2E45AEDF
https://madison.legistar.com/LegislationDetail.aspx?ID=8151067&GUID=7720A4B5-2DCB-4412-86DB-62DD1B10AE32
https://madison.legistar.com/LegislationDetail.aspx?ID=8127616&GUID=7575D17E-FAA2-476D-937B-08CB2E45AEDF
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Review Required By: Urban Design Commission, Plan Commission, and Common Council. 
 
Summary Recommendation: The Planning Division recommends that the Plan Commission find the standards met 
and forward Zoning Map Amendment ID 28.022–00757, approving an Amended Planned Development–General 
Development Plan for the Edgewater Hotel at 1001 Wisconsin Place, and ID 28.022–00758, approving a Specific 
Implementation Plan to construct various exterior modifications to the hotel, to the Common Council with 
recommendations of approval, and find the standards met and approve an alteration to an approved a conditional 
use for lakefront development and a conditional use in the Edgewater Hotel PD for an outdoor eating area on 
Level 15, all subject to input at the public hearing, the recommendation of the Urban Design Commission, and the 
conditions from reviewing agencies beginning on page 6 of this report. 
 
Background Information 
 
Parcel Location: The Edgewater Hotel occupies a 66,690 square-foot (1.53-acre) parcel located at the northern 
end of Wisconsin Avenue northwest of Langdon Street and Wisconsin Place; Mansion Hill Historic District; Alder 
District 2 (Ochowicz); Madison Metropolitan School District. 
 
Existing Conditions and Land Use: The Edgewater Hotel, which includes 202 hotel rooms, four restaurants, a 
ballroom and meeting rooms, private residences, and a salon and spa, zoned PD (Planned Development District). 
Parking for the hotel is provided in approximately 225 automobile parking spaces located within the hotel 
structure, which are accessed from an auto court located in the Wisconsin Avenue right of way.  
 
Surrounding Land Uses and Zoning:  

North: Lake Mendota; 

South: National Guardian Life Insurance on the easterly side of Wisconsin Avenue, zoned UOR (Urban Office–
Residential District); Kennedy Manor and a variety of single-family and multi-family residences located 
generally west of Wisconsin Avenue and south of Langdon Street in DR1 (Downtown Residential 1 District) 
and DR2 (Downtown Residential 2 District) zoning; 

West: Multi-family residences and fraternity and sorority houses, zoned DR2; 

East: Undeveloped land and surface parking on the remaining National Guardian Life Insurance property; lands 
further to the east across N Pinckney Street are developed with a variety of multi-family residences in DR1 
zoning. 

 
Adopted Land Use Plans: The Comprehensive Plan as amended through June 2026 recommends most of the 
subject site for Medium Residential 2 (MR2) with the exception of the lakefront, which is recommended for Park 
and Open Space (P) consistent with a recommendation in the 2012 Downtown Plan to establish a formal public 
path along Lake Mendota. The predominantly residential uses and National Guardian building surrounding the 
hotel are also recommended for MR2. 
 
The Downtown Plan also identifies Wisconsin Avenue as a ‘Premier Corridor’ and notes the vista toward Lake 
Mendota over the Edgewater property. The plan otherwise recommends the hotel site and surrounding properties 
for ”Primarily Residential” uses in up to five-story buildings, with an exception for the hotel, which was approved 
for nine stories (above the grade of the Langdon Street-Wisconsin Avenue intersection) before the Downtown 
Plan was adopted. The exception noted that other future buildings in the Mansion Hill and Langdon sub-districts 
should not expect to be as tall as the Edgewater. 

https://www.cityofmadison.com/dpced/planning/documents/plans-projects/special-area-plans/DowntownPlan.pdf
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Zoning Summary: The site is zoned PD; the Specific Implementation Plan will be reviewed in the following sections.  

Other Critical Zoning Items 
Yes: Urban Design (Planned Development), Utility Easements, Barrier Free, Waterfront Development, Landmarks 
No: Floodplain, Wellhead Protection, Adjacent to a Park, Transit-Oriented Development (TOD) Overlay District 

Prepared by: Planning and Zoning staff 
  
Environmental Corridor Status: The subject site is not located within a mapped environmental corridor.  
 
Public Utilities and Services: The site is served by a full range of urban services. The nearest Metro Transit stops 
with all-day service are located at Wisconsin Avenue and Gorham Street (westbound) and Johnson Street 
(eastbound). 
 
Previous Approvals  
 
On May 18, 2010, the Common Council approved a request to rezone 666 Wisconsin Avenue from R6H (General 
Residence District) and HIST-MH OR (Mansion Hill Historic District/Office Residence District) to Planned Unit 
Development-General Development Plan-Specific Implementation Plan (PUD-GDP-SIP) [1966 Zoning Code] to 
allow the redevelopment and expansion of the Edgewater Hotel. On March 22, 2010, the Plan Commission 
approved a conditional use for waterfront development related to the hotel project and recommended approval 
of the above rezoning request to the Common Council. 
 
On January 18, 2011, the Common Council adopted resolutions to approve a public access and management 
agreement with Edgewater Hotel Company LLC to govern the use, access, maintenance, operation, and 
management of certain components of the expansion of the Edgewater Hotel, and accepted various grants of 
easement for public access and use on the Edgewater Hotel property, including the termination of two existing 
easements. 
 
Project Description 
 
The Edgewater Hospitality Company is requesting approval of major alterations to the Planned Development 
zoning district for the Edgewater Hotel and their conditional use approval for lakefront development to allow for 
a series of exterior modifications to the hotel. The proposed exterior modifications are part of a planned 
renovation of the 202-room hotel that will also include a series of interior modifications, which are not part of this 
land use review.  
 
The proposed exterior modifications are summarized below. For reference, the levels (floors) noted begin at the 
lowest level of the hotel at the shore of Lake Mendota and continue to the top of the 15-story "contemporary” 
hotel tower completed in 2014. The exterior modifications proposed are: 

• On Level 1 of the original 1946 hotel, a new awning is proposed to cover the existing outdoor eating area 
for The Boathouse restaurant. As noted on Sheet 42 of the plan set, shade for the eating area is provided 
by patio umbrellas in individual tables. “Festoon” lighting will be strung under the awning to illuminate 
the eating area. No other changes are proposed at this level. See Sheets 41-44 for more information on 
the Boathouse awning. 
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• On Level 5, the applicant proposes to convert a storage and support space located adjacent to the “Grand 
Plaza” and below the auto court into a new concessions bar opening in the existing lake-facing wall. In 
addition to modifying the façade to create the concession stand opening, a planter wall will be reduced in 
size to create space for guests to queue for the service counter. A permanent canopy is proposed to 
extend out from the wall of the eastern of two curved staircases that extend from the auto court one 
story above down to the Grand Plaza to provide cover for the concession stand service counter. The 
canopy will extend into the view conservation easement granted to the City with the approvals associated 
with the renovation and expansion of the Edgewater Hotel in 2010-2011, which will require approval of 
an amendment to the easement to be granted by the Common Council before construction of the Level 5 
project. The view conservation easement was generally required by the City to ensure the “substantial 
preservation and reasonably feasible improvement of the visual outlook from the vicinity of the 
intersection of Wisconsin Avenue and Langdon Street northwesterly over Lake Mendota and the 
appearance of vacated Wisconsin Avenue as viewed from the lake…” See Sheets 36-40 of the plan set for 
more information on the Level 5 project; additionally, sheets elsewhere in the plan set depict the extent 
of projections into the view conservation easement proposed with the exterior modifications. 

• On Level 7 of the contemporary (2014) hotel building, on the lakeside of the building and wrapping around 
to the plaza side, a new fabric and steel frame awning is proposed over the existing outdoor eating area 
for The Statehouse restaurant, which is currently open to the sky above. As noted on Sheet 33, lighting 
for the outdoor eating area will include track lighting and pendant lighting under the awnings. See Sheets 
31-35 of the plan set for more information on The Statehouse awning addition. Note: Earlier versions of 
the plans for the Level 7 awning indicated that it may also project into the view conservation easement. 
However, the plans reviewed by the Urban Design Commission that include the August 19, 2026 indicate 
that the Level 7 awning will not project into the view easement. 

• On Level 15 of the contemporary hotel building, the applicant is proposing to enclose an existing open 
rooftop deck area on the south side of the building to create a 566 square-foot dining area with small 
south-facing outdoor deck. The newly enclosed area will be located on the south side of the existing Level 
15 elevator lobby, which also contains existing men’s and women’s restrooms. The lobby will be renovated 
into the “SkyBar,” which will include an indoor bar with limited inside seating as well as a pantry and 
renovated elevator lobby and restrooms. Mechanical spaces located on Level 15 north and south of the 
existing lobby will remain. 

• Also on Level 15, on the lakeside of the building, a new open steel frame roof structure is proposed to 
cover the existing open rooftop deck area located north of the elevator lobby. The “Lakeside Terrace” will 
be 2660 square feet in area and include a variety of outdoor seating options located under the new roof 
structure. The terrace will be partially enclosed by an approximately six-foot tall glass and metal wall 
panel. A minimum four-foot opening is proposed between the top of the six-foot wall panel and underside 
of the roof. Pendant lighting is proposed on the underside of the roof, and Sheet 24 notes that outdoor 
heaters are proposed. See Sheets 24-30 for more information on the improvements proposed for Level 
15. 

 
Analysis and Conclusion 
 
The Planning Division determined that the overall scope of the exterior modifications to the hotel rose to the level 
of a major alteration to the Planned Development zoning district that governs the Edgewater Hotel, particularly 
the modifications on Level 15 of the contemporary hotel tower, which call for a substantial increase in 
programming to that part of the hotel in addition to the significant architectural changes proposed at the top of 
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the building. Additionally, the Zoning Code requires that development on lakefront parcels across the City, 
including the Edgewater Hotel property, be approved as conditional uses. Therefore, an alteration to the 
conditional use approved for the hotel in 2010 to reflect the proposed exterior modifications is also required. 
 
In addition to the standards of approval for Planned Developments in Section 28.098 of the Zoning Code, 
conditional use standards 1 – 6 and 8 will apply to the alteration to the conditional use for lakefront development. 
 
In general, the Planning Division believes that the Plan Commission may find that the standards of approval for 
planned developments and conditional uses can be met with the proposed modifications to the Edgewater Hotel. 
The modifications to the hotel proposed are generally well designed and will create an environment of sustained 
aesthetic desirability compatible with the existing or intended character of the area consistent with the purpose 
of the Planned Development zoning district and conditional use standard 8. Although a portion of the canopy 
that will cover the proposed concession stand/bar on Level 5 will project slightly into the existing view 
conservation easement created in 1965 and modified in 2011 to preserve views to and from Wisconsin Avenue 
through the Edgewater Hotel site, staff does not feel that the projection proposed will significantly impact that 
corridor in a way that negatively impacts the public’s enjoyment of that important view/ vista. 
 
Staff also believes that, with conditions, that the exterior modifications should not have a negative impact on 
the uses, values, and enjoyment and normal and orderly development of surrounding properties. In the case of 
the modifications to The Boathouse and The Statehouse, staff does not anticipate additional impact as result 
of the addition of awning structures over those existing outdoor eating areas. Similarly, staff does not anticipate 
impacts on surrounding properties over and above the current conditions from the addition of a permanent 
concession stand/ bar on Level 5 adjacent to the Grand Plaza. 
 
However, staff believes that it would be appropriate for the Plan Commission to impose conditions of approval 
on the outdoor eating area proposed on Level 15 of the contemporary hotel tower. Although that floor has 
been used as space for functions and passive use and enjoyment by hotel guests since the tower was completed 
in 2014, the proposed addition of the 2660 square-foot Lakeside Terrace in conjunction with the conversion of 
the 15th floor lobby into a bar and enclosure of part of the existing terrace into a 566 square-foot dining area 
will bring considerably more activity to that part of the hotel compared to the existing condition. 
 
The letter of intent submitted with the application materials does not include proposed hours of operation for the 
outdoor eating areas, and there are currently no limitations on operating hours for the outdoor spaces in the 
existing zoning text that governs the hotel property. That zoning text makes reference to restrictions on the use 
of outdoor spaces for the hotel in the 2011 public access management agreement (“PAMA”). However, staff was 
unable to identify limits on hours of operation or amplified sound in the PAMA like the ones outlined in the 
supplemental regulations in Section 28.151 of the Zoning Code or added historically by the Plan Commission 
during their discretionary review of outdoor eating area conditional uses.   
 
In reviewing the proposed modifications to Level 15, the Planning Division believes that it would be appropriate 
for the Plan Commission to put limitations on the hours of operation for the outdoor eating areas on the 15th 
floor, at least initially. In suggesting limits on operating hours for the outdoor spaces, staff will note that the 
elevation of the outdoor spaces above the predominantly residential areas surrounding the site and the potential 
for the lake to allow noise to carry a greater distance as reasons why a cautious approach to the use of that space 
is warranted with this initial approval. As such, staff recommends that any amplified sound proposed for the 15th 
floor outdoor eating areas end at 9:00 PM nightly, and that use of the outdoor eating areas end by 11:00 PM 
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nightly. The Director of the Planning Division may consider a minor alteration to the conditional uses to modify 
the hours of operation and for amplified sound following a recommendation by the district alder. 
 
No changes to the hours of operation of the other outdoor eating areas subject to this application are proposed 
by staff. 
 
Landmarks Commission Review 

The Edgewater Hotel is located in the Mansion Hill Historic District. As a result, the proposed exterior modifications 
are required to be approved by the Landmarks Commission consistent with the process and standards in MGO 
Chapter 41. The Landmarks Commission reviewed the proposed project at its August 24, 2026 meeting and 
granted a Certificate of Approval. More information on the Landmarks Commission review of the project may be 
found in legislative file ID 94259. 
 
Urban Design Commission Review 

As required by Section 28.098, the Urban Design Commission reviewed the Amended PD(GDP-SIP) at its August 
19, 2026 meeting and recommended final approval subject to conditions in the following section and discussed 
in the draft report of the meeting attached to the legislative file for this request. As part of its recommendation, 
the Urban Design Commission requested that staff review final lighting plans for Level 15 to address comments 
about the lighting of that floor that arose during the Commission’s review of the project. More information on the 
Urban Design Commission review of the project may be found in legislative file ID 93251. 
 
Recommendation  
  
Planning Division Recommendation (Contact Timothy M. Parks, 261-9632) 
 
The Planning Division recommends that the Plan Commission find the standards met and forward Zoning Map 
Amendment ID 28.022–00757, approving an Amended Planned Development–General Development Plan for the 
Edgewater Hotel at 1001 Wisconsin Place, and ID 28.022–00758, approving a Specific Implementation Plan to 
construct various exterior modifications to the hotel, to the Common Council with recommendations of approval, 
and find the standards met and approve an alteration to an approved a conditional use for lakefront development 
and a conditional use in the Edgewater Hotel PD for an outdoor eating area on Level 15, all subject to input at the 
public hearing, the recommendation of the Urban Design Commission, and the following conditions from 
reviewing agencies: 

Recommended Conditions of Approval      Major/Non-Standard Conditions are Shaded.  . 

Planning Division 

1. Any amplified sound proposed in the 15th floor outdoor eating areas shall end at 9:00 PM nightly. Use of the 
outdoor eating areas on the 15th floor shall end by 11:00 PM nightly. Service shall end and the outdoor eating 
areas shall be cleared of patrons at these times. The Director of the Planning Division may consider a minor 
alteration to the conditional uses to modify the hours of operation for the outdoor eating areas and amplified 
sound following a recommendation by the district alder. The applicant shall work with Planning Division and 
Zoning staff to revise the zoning text to reflect the proposed limits on the 15th floor outdoor eating areas. 

 
2. Prior to issuance of building permits for the proposed exterior modifications, the view conservation easement 

that governs the former Wisconsin Avenue right of way shall be amended by the Common Council following 

https://madison.legistar.com/LegislationDetail.aspx?ID=8161814&GUID=FD60A7D5-848D-4504-B6D8-1FDEE547DAB5
https://madison.legistar.com/LegislationDetail.aspx?ID=8033640&GUID=54947B49-8E0C-4172-8590-D5B3509F1E3B


ID 94184 & 93828 
1001 Wisconsin Place 
August 31, 2026 
Page 7 
 

review by the Plan Commission to reflect any proposed encroachments. If the public access management 
agreement that governs the public use of the hotel property requires amendment as a result of the proposed 
modifications, that shall also be approved by the Common Council prior to permitting. 

 
Urban Design Commission (Contact Jessica Vaughn, (608) 267-8740) 

The Urban Design Commission recommended approval of the Amended PD(GDP-SIP) on August 19, 2026. As part 
of its recommendation, the Urban Design Commission requested that staff review final lighting plans for Level 15 
to address comments about the lighting of that floor that arose during the Commission’s review of the project.   
 
City Engineering Division (Contact Gretchen Aviles-Pineiro, (608) 266-4089) 

This agency has reviewed this request and recommended no conditions of approval. 
 
City Engineering Division–Mapping Section (Contact Jeffrey Quamme, (608) 266-4097) 

4. The proposed Statehouse awning encroachment into the Declaration of Conservation Easement for view per 
Document No 4931872 would need to be amended to allow for the encroachment. The amendment document 
shall be drafted and recorded prior to final approval for construction.. 

 
5. The terrace location for the Boathouse and Statehouse restaurants is subject to a Public Pedestrian Shoreline 

Walkway Easement per Document Nos. 4932100 and 5236013. The public sidewalk area per the document 
shall be preserved and not impeded with the awning improvements or any related restaurant uses. 

 
Traffic Engineering Division (Contact Sean Malloy, (608) 266-5987) 

This agency has reviewed this request and recommended no conditions of approval. 
 
Parking Division (Contact Trent W. Schultz, (608) 246-5806) 

This agency reviewed this project and determined that a Transportation Demand Management (TDM) Plan is not 
required as part of approving the proposed site and building changes. 
 
Zoning Administrator (Contact Jenny Kirchgatter, (608) 266-4429) 

6. The applicant proposes a development that does not comply with the bicycle parking requirements of Sections 
28.141(4)(g) and 28.141(11).  The bicycle parking requirement for the restaurants and outdoor dining areas 
is five percent (5%) of capacity of persons. A Planned Development shall comply with all standards, 
procedures, and regulations of the Zoning ordinance that are applicable to the individual uses within the 
development, including the General Regulations of Subchapter 28I and the Supplemental Regulations, Section 
28.151, of Subchapter 28J. Where the applicant proposes a development that does not comply with one or 
more of the regulations in those subchapters, they shall specifically request that the Plan Commission consider 
the application of those regulations in making its recommendations on the development, including specific 
language in the zoning text or depiction on the plans. 

 
7. Provide twelve (12) bicycle stalls per the previous approved plans (PD-SIP minor alteration project LNDMAP-

2016-00046, dated December 12, 2016). 
 



ID 94184 & 93828 
1001 Wisconsin Place 
August 31, 2026 
Page 8 
 
8. Provide updated or existing site and parking information for The Edgewater, including existing number of hotel 

rooms, proposed capacity for existing restaurants and proposed outdoor dining areas, existing number of 
vehicle stalls and existing number of bicycle stalls. 

 
9. Provide an overall landscape plan for the site. The plaza, walkways, and landscaped areas appear to have been 

altered from the previous approved plans (PD-SIP minor alteration project LNDMAP-2016-00046, dated 
December 12, 2016).  Submit the landscape plan and landscape worksheet stamped by the registered 
landscape architect.  Per Section 28.142(3) Landscape Plan and Design Standards, landscape plans for zoning 
lots greater than 10,000 square feet in size must be prepared by a registered landscape architect. 

 
10. Submit the landscape plan and landscape worksheet stamped by the registered landscape architect. Per 

Section 28.142(3) Landscape Plan and Design Standards, landscape plans for zoning lots greater than 10,000 
square feet in size must be prepared by a registered landscape architect. 

 
11. Provide details demonstrating compliance with bird-safe glass requirements Section 28.129. Provide details 

of the specific bird-safe glass treatment product that will be used for the rooftop glass railings. 
 

12. Work with Zoning staff to establish a project completion date.  Per Section 28.186(4)(b), the property owner 
or operator is required to bring the property into compliance with all elements of the approved site plans by 
the date established by the Zoning Administrator as part of the site and building plan approval. 

 
13. Signage approvals are not granted by the Plan Commission. Signage must be reviewed for compliance with 

Chapter 31 Sign Codes of the Madison General Ordinances and Chapter 33 Urban Design District ordinances. 
Signage permits are issued by the Zoning Section of the Department of Planning and Community and Economic 
Development. 

 
Fire Department (Contact Matt Hamilton, (608) 266-4457) 

14. Note: Extend fire alarm and fire sprinkler systems for new canopies, additions, occupied spaces, etc as required 
by 2021 IBC and 2024 IFC. 

 
Water Utility (Contact Jeff Belshaw, (608) 261-9835) 

This agency has reviewed this request and recommended no conditions of approval. 
 
Parks Division (Contact Brian Kowalski, (608) 243-2848)  

This agency has reviewed this request and recommended no conditions of approval. 
 

Forestry Section (Contact Bradley Hofmann, (608) 267-4908)  

This agency has reviewed this request and recommended no conditions of approval. 
 
Metro Transit (Contact Tim Sobota, (608) 261-4289) 

This agency reviewed this request and has recommended no conditions of approval. 
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