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PR O J E C T DE S C R I P T I O N

INTENT OF DOCUMENT:

This document summarizes components of the
proposed Hill Farms/State Department of Trans-
portation Redevelopment and requests Planned
Unit Development: General Development Plan
zoning review and approval pursuant to the City
of Madison’s Zoning Code. 

ZONING REQUEST

Planned Unit Development: General Develop-
ment Plan

Office Mixed Use District I

Residential Mixed Use District II

PPrroojjeecctt NNaammee
Hill Farms Redevelopment

PPrroojjeecctt OOwwnneerr
State of Wisconsin

CCoonnttaaccttss
Applicant:

State of Wisconsin: Department of Administration
Division of State Facilities
101 East Wilson Street, 7th Floor
P.O. Box 7866
Madison, Wisconsin 53707-7866
Robert.Cramer@wisconsin.gov

Robert Cramer
Peter Maternowski
Bill Peterson

Design Team:

Vandewalle & Associates, inc.
120 East Lakeside Street
Madison, WI 53715

Tel: (608) 255.3988
Fax: (608)255.0814
bmunson@vandewalle.com

Brian Munson
Mike Slavney
Justin Yonker

Strand Associates, Inc
910 West Wingra Drive
Madison, WI 53715
Madison, WI

Tel: (608) 251.4843
Fax: (608) 251.8655
mike.bridwell@strand.com

Mike Bridwell
Jeff Held

Engberg Anderson Design Partnership, Inc.
1 North Pinckney Street
Madison, WI 53703

Tel: (608)250.0100
Fax: (608)250.0200
paulc@eadp.com

Paul Cuta
Mark Ernst

AApppprrooxxiimmaattee DDeevveellooppmmeenntt 
SScchheedduullee 
2-22 Year Build Out

TToottaall PPaarrcceell SSiizzee 
20.95 Acres

PPaarrcceell LLooccaattiioonn
4802 Sheboygan Avenue

PPIINN NNuummbbeerr
070920203018

EExxiissttiinngg LLaanndd UUssee
Primary Use:Wisconsin Department of Trans-
portation State Headquarters

Ancillary Uses:West Side Community Farmers
Market, Sheboygan Avenue Community Gardens
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EExxiissttiinngg ZZoonniinngg
C2: General Commercial District

EExxiissttiinngg CCoonnddiittiioonnss
The primary uses located onsite include approxi-
mately 400,000 square feet of State Office facilities
(State DOT Headquarters, Division of Motor
Vehicles, Division of State Patrol, Others) and 
a large surface parking lot. Additional users of
the site include The Westside Farmers Market
and Sheboygan Avenue Community Garden. 
The farmers market utilizes the parking lot for 
a weekend farmers market near the intersection 
of Sheboygan Avenue and Segoe Road. The 
Sheboygan Avenue Community Garden is located
on approximately .75 acres of land in the north-
west corner of the site.

Access to the site includes one driveway cut onto
Segoe Road at Frey Street, and three driveways
along Sheboygan Avenue. Transit services along
Sheboygan Avenue accent the accessibility of the
site through the location of multiple bus routes
along this corridor. Pedestrian access is supplied
through sidewalk connections along Segoe Road
and Sheboygan Avenue. 
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AAddjjaacceenntt LLaanndd UUsseess
North: Village of Shorewood Hills: Golf Course

State of Wisconsin Facilities

East: Hilldale Mall Regional Shopping Center
Westin Place Condominiums
Retail
Senior Housing

South: Multi-family Housing

West: Red Cross
Multi-family Housing
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CONSISTENCY WITH
COMPREHENSIVE PLAN:

The City of Madison Comprehensive Plan calls
for employment center uses within this property,
consistent with the City’s stated objective for
creating and sustaining viable employment and
commercial centers with a focus on redevelopment
of underutilized sites. This site is also noted as a
redevelopment and infill area within the plan.

LEGAL DESCRIPT ION:

The following is a description of a parcel of land
in part of Sections 19 and 20, T7N, R9E:

Commencing at the northwest corner of Section
28, T7N, R9E; thence south along said section
line 286.8 feet; thence N 87˚ 12’ E, 326.34 feet;
thence N 81˚ 05’ E, 165.57 feet to the point of
beginning; thence continuing N 81˚ 05’ E,
391.33 feet; thence N87˚ 12’ E, 846.2’; thence
S 1˚ 50’ E, 725.5 feet; thence S 83˚ 10’ W,
641.75 feet; thence N 83˚ 50’ W, 666.3 feet;
thence N 6˚ 24’ 28” E, 220.33 feet; thence N
88˚ 09’ 17” W, 32.76 feet; thence N 1˚ 50’ 43”
W, 408.47 feet to the point of beginning.
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LDR Low Density (0 - 15 units/acre)

MDR Medium Density (16 - 40 units/acre)

HDR High Density (41 - 60 units/acre)

MIXED USE DISTRICTS

NMU Neighborhood Mixed-Use

CMU Community Mixed-Use

RMU Regional Mixed-Use

COMMERCIAL/EMPLOYMENTDISTRICTS

GC General Commercial

RC Regional Commercial

E Employment

I Industrial

OPEN SPACE - AGRICULTUREDISTRICTS

P Park and Open Space

A Agriculture/Rural Uses

SPECIAL DISTRICTS

SI Special Institutional

AP Airport

C Campus

Downtown Districts (See Volume II Map 2-3)

NPA Neighborhood Planning Area (TND Encouraged)

SPECIAL OVERLAY DESIGNATIONS

TOD Transit-Oriented Development

(Conceptual Locations)

Traditional Neighborhood Development

(Conceptual locations, TNDmay be applied to

NPA and residential districts as specified in

neighborhood and special area plans.)

LandUse Note Reference Number

Other Cities and Villages

Existing Street

Conceptual Street

(0)

TND
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The Hill Farms Redevelopment property is a
multi-phase redevelopment initiative aimed at
creating a high density employment center on
Madison’s near west side. The redevelopment of
this underutilized parcel, facilitates a reinvestment
in the State’s presence on site, offers opportunities
to create and retain high paying employment
within the neighborhood, foster a vibrant mixed
use district, create additional diversity of housing,
extend a walkable pedestrian oriented street 
grid through the site, and address existing 
infrastructure & transportation needs. 

GENERAL PROJECT
CHARACTERIST ICS:

� Urban development character

� Structured above ground and/or underground
parking is required for employee parking.
Limited use of surface parking may be allowed
for visitor/customer parking

� Commercial/Retail/Service uses supportive
of the employment district

� Diversity of use designed to foster activity
within the project beyond business hours
and weekdays

� Environmental sustainability encouraged
throughout the site, including LEED or
equivalent certifications, green roofs, clean
water re-use, on-site infiltration, energy 
efficiency, recycled building materials, 
alternative energy, and coordinated storm-
water management techniques

� Transportation demand management 
plans required for all uses within the site

� Integrated transit use and future transit 
facility enhancements 

� Four-sided architectural design

� Active first floors with usable entrances, 
articulated façades and commercial, office 
or service uses at first floor.

� High quality architecture with durable 
materials and unique design

� Pedestrian oriented streetscapes and building
relationships to foster alternative modes of
transportation and create active walkable streets

� Facilitate pedestrian access across University
Avenue linking site to regional bike path
north of site

� Create permanent on-site Farmers Market

� Facilitate permanent off-site Community
Gardens

GE N E R A L PR O J E C T DE S C R I P T I O N
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PROPOSED LAND USE

EEmmppllooyymmeenntt

Employment forms the primary role of the rede-
velopment district, creating a reinvestment in the
state’s facilities; as well as, offering significant 
opportunities for the location of additional 
public and private employment. Through the
creation of an urban employment district this
project seeks to utilize the proximity to the 
University, downtown, and diverse housing
stock in the neighborhood to attract and retain
high paying quality jobs.

CCoommmmeerrcciiaall aanndd SSeerrvviiccee

Commercial and service uses are focused at 
creating opportunities for first floor locations 
in support of the neighborhood and office users.
The creation of these facilities will be carefully
guided to retain the focus on service of the 
employment components of the project and
away from creation of regional commercial, 
already well represented in the neighborhood
within the Hilldale Mall project.

HHoouussiinngg

Housing within the district offers the opportunity
to add further diversity to the neighborhood
housing stock; as well as, creating additional night
time and weekend activity within the project. The
incorporation of housing within the project will
be determined in response to market conditions.
Office uses may be substituted in the event that
insufficient market for the housing exists at time
of build out.
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TRANSPORTATION

TTrraannssppoorrttaattiioonn IImmpprroovveemmeennttss

Guided by the Traffic Impact Analysis (TIA)
study, the transportation improvements are 
designed to create the structural improvements
to accommodate the increased intensity of use
on the site. Transportation improvements are 
detailed as part of this TIA separate study, but
will be phased through the construction of the
site as projects are built.

SSttrreeeett NNeettwwoorrkk

The grid of streets within the project is designed
to offer enhanced accessibility to both vehicular
and pedestrian traffic. These street cross section
concepts balance the need for vehicular traffic, fire
department accessibility, and pedestrian/bicycle
transit routes. While the specific designs will 
be set through the platting and subdivision 
improvement process, these concepts include extra
width terrace/sidewalk combinations, on-street
parking, bike lanes, and sufficient travel lane width
to accommodate a wide range of vehicle sizes, 
including buses and fire trucks. The combination
of the extra width pedestrian facilities/street cross
sections coupled with the first floor commercial

opportunities is designed to create and foster an
active walkable environment for the neighbor-
hood and office users.

VVeehhiiccuullaarr SSiittee AAcccceessss
Site access enhancements are designed to offer 
additional travel routes to and from the develop-
ment with a focus on moving traffic to the 
regional transportation network and away from
the neighborhoods to the south. The intersection
improvements evaluated by the TIA study include:

Frey Street/Segoe Road: Right-in-right out
intersection

Sheboygan Avenue/Segoe Road: Roundabout
or signalized intersection

Sheboygan Avenue/”C” Street: Full intersection

Sheboygan Avenue/”B” Street: Full intersection

“D” Street Extension: Future connection to
the west

“B” Street/University Avenue: Full intersection
or Right-in-right out

University Avenue/Segoe Road: Potential 
reconfiguration as a T Intersection (removing
north access driveway)
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PPeeddeessttrriiaann SSiittee AAcccceessss
Pedestrian facilities created as part of the project
include:

Sidewalks along both sides of each internal
street

Sidewalks along the southern frontage of
University Avenue

Pedestrian cross walk enhancements at
Frey/Segoe Road (per Hilldale approval)

Bike Lanes along both sides of each internal
street

Potential connections to Rennebohm Park
and trail connections within the park

UUnniivveerrssiittyy AAvveennuuee PPeeddeessttrriiaann
CCrroossssiinngg//UUnnddeerrppaassss
The project team is working with Dane County,
the City of Madison, and the Village of Shorewood
Hills to explore the potential for a pedestrian
connection or full street underpass under Univer-
sity Avenue as a transportation enhancement,
pedestrian connection, and access improvement
to the properties north of University Avenue. The
design of this connection will be finalized as part
of the Final Plat submittal and will be built as part
of a future phase. Additional street connections
north of University Avenue will be explored as
part of a future redevelopment project.

TTrraannssppoorrttaattiioonn IImmpprroovveemmeenntt PPhhaassiinngg
The transportation improvements will be phased
in relationship to several factors:

1.)Development Phasing

The submittal of Specific Implementation
Plans within the project will trigger improve-
ments to accommodate the increased inten-
sity of use and access needs of the project

Phase One: � Relocate DOT (~500,000 
square feet)

Phase Two: � Maximum 400,000 square feet
of office OR

� 160,000 square feet of 
commercial OR

� 350 residential units OR 

� Mixed use resulting in 500 
additional P.M. peak hour trips

Phase Three: � Build University Avenue 
facilities

� remaining square feet

2.)Coordination of regional efforts

Several elements of the transportation improve-
ments will impact the regional infrastructure and
will need to be timed to minimize disruption to
the overall network. Improvements on Segoe
Road and University Avenue will be constructed
as one unit to avoid multiple disruptions of
these facilities.



CCoonncceeppttuuaall SSttrreeeett CCoonnffiigguurraattiioonnss
The street network within the project has been
developed to offer enhanced pedestrian, bicycle,
and vehicular access throughout the site. Through
the creation of a modified grid street system with
extra width sidewalks/terraces, on-street parking,
bike lanes, and travel lanes sized to accommodate
vehicles ranging from cars to buses; the project’s
transportation facilities create and support a varied
approach to access. The following conceptual cross
sections are included for informational purposes
and will be finalized as part of the subdivision/
development agreements and plat submittals. 

Conceptual Street Cross Sections:
“C Street”: 200’ Boulevard
Frey Street: 90’ ROW
“B Street”: 90’ ROW
“D Street”: 66’ ROW

HILL FARMS REDEVELOPMENT General Development Plan 12MAY 9, 2007
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ENVIRONMENTAL SUSTAINABILITY

Environmental sustainability forms a cornerstone
of the project’s character and potential. Through
the integration of green architecture, innovative
stormwater management, and high density redevel-
opment, this project aims to enhance both the 
on-site conditions as well as the surrounding
neighborhood. While specific sustainability 
initiatives will be determined at the time of 
Specific Implementation Plan submittal, the
overall goal of the project is to exceed the mini-
mum standards whenever feasible.

GGrreeeenn AArrcchhiitteeccttuurree

Green architecture will be encouraged throughout
the project and includes specific recommendations
for green roofs, innovative structural stormwater
treatments, on-site materials recycling, sustainable
products use, and energy efficiency. Specific 
approaches will be determined at time of Specific
Implementation Plan submittal; however, the
developer selection process will include incentives
for development teams that bring LEED certifi-
cation or equivalent environmental certification
approaches as part of their response to the RFP.

Potential funding sources as cost offsets of the envi-
ronmental sustainability approaches will be explored

as part of the overall Developer’s Agreement and 
future Specific Implementation Plan submittals.

SSttoorrmmwwaatteerr MMaannaaggeemmeenntt
Stormwater Management requirements for the
development of the site will be address on-site
and may include a combination of structural
storage, infiltration beds under the boulevard of
“C” Street, grey water reuse, green architecture,
roof top gardens, and a variety of other structural
methods. Stormwater Management is being 
addressed through the creation of a stormwater
management study and will be detailed as part of
a separate document. The project will meet the
stormwater requirement utilizing the methodology
established by the Hilldale Redevelopment as 
a baseline.

SSttoorrmmwwaatteerr RRoouuttiinngg
Alternative off-site routing that would shift a
portion of the runoff from the Midvale water-
shed to the Spring Harbor watershed, or for
reuse within the golf course is being explored
and may be utilized as a way to address some of
the regional stormwater issues, beyond what is
required to be met through on-site options.
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OPEN SPACE USES

The creation of a vibrant mixed use development
requires careful thought and consideration to the
development of open space uses within the project.
The integration of open space, while preserving
the urban character of the project is a careful
balance that needs to recognize the adjoining 
activity and intensity while offering ample space
for urban open space opportunities and outdoor
gathering areas. The primary open space compo-
nent of the site is delivered through the farmers
market/boulevard area; however, this area will 
be accented through the development of site 
specific open space, as illustrated through the
massing studies.

FFaarrmmeerrss MMaarrkkeett

The creation of a permanent open space gathering
and farmers market forms a cornerstone of the
outdoor activity programming within the site. 
The creation of the “C” street boulevard is intended
to offer a location for the farmers market to 
operate as an amenity for the employment 
center and surrounding neighborhood. Final 
detailed plans for the creation of this space will
be included as components of the Final Plat,
Specific Implementation Plan, and Subdivision
Improvement Plans.
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CCoommmmuunniittyy GGaarrddeennss
The relocation of the community gardens from
the Hill Farms site, to the proposed Rennebohm
park location was selected after careful consider-
ation of the impacts and opportunities of the site
development. The conflict between high density
employment buildings, enhanced on-site activity,
and construction impacts for the next 15–20
years; coupled with the economic implications
of keeping the gardens on-site, led the design
team to explore options for the creation of the
off-site proposal. 

The close proximity and the ability to create a 
garden space out of stormwater management space
without impacting the stormwater management 
or the feasibility of the garden; identified the 
eastern portion of Rennebohm Park as the pre-
ferred location. This site met the Garden’s goal of
remaining in an accessible location within a half
mile of the current site, created an area for the
garden without impacting the active use area of
the park, and also followed the City of Madison
Comprehensive Plan’s recommendations to pre-
serve existing community gardens and creating
permanent community gardens on city-owned
land or in City parks where possible.

The conceptual layout of the garden space offers
the opportunity for the development to create a
platform gardening area with a trail access, off-
street parking, solar access, raised handicapped
garden opportunities, dedicated water service,
storage, and gathering areas. 

While this concept plan appears to meet the
goals of the project, garden, and city; additional
discussions with affected groups, development 
of detailed construction plans and cost sharing
agreements will be necessary well in advance 
of any disruption of the garden. Any Specific
Implementation Plan submittal that impacts 
the community garden’s current location will be
required to have a finalized location, implementa-
tion plan and funding agreements prior to approval
of the Specific Implementation Plan. Timing of
construction should be coordinated to minimize
disruption of the garden operations and to main-
tain continuity of the garden operations.

HILL FARMS REDEVELOPMENT General Development Plan 16MAY 9, 2007



HILL FARMS REDEVELOPMENT General Development Plan 17MAY 9, 2007



C URRENT C OMMUNIT Y
G ARDENS L OC ATION HILL

FARMS
SITE

L UCIA C REST P ARK

S HORE WOOD C OMMUNIT Y

G ARDENS

Active recreation 
neighborhood park
4.1 acres

Q UARRY P ARK

Heavily wooded with
steep slopes
16.6 acres

H OY T P ARK

Quiet and wooded with areas 
of open lawn and steep slopes
27 acres

I NDIAN H ILLS P ARK

Small active recreation 
neighborhood park
Street access limited to north
2.5 acres

K ET TLE P OND P ARK

Wooded with steep 
slopes and pond
8.2 acres

S KY VIE W P ARK

Neighborhood park, partially 
wooded with some steep slopes 
Limited street access
5.0 acres

S PRING H ARBOR P ARK

Heavily wooded with areas 
of steep slopes
7.3 acres

S PRING H ARBOR B EACH

Parking and beach access
1.4 acres

O WEN P ARK

Large conservation park 
Wooded and prairie
restoration areas
93 acres

B ORDNER P ARK

Active recreation neighborhood park
Stormwater management
5.9 acres

G LEN O AK H ILLS P ARK

Entirely wooded steep slopes
Stormwater conveyance
7.7 acres

G ARNER P ARK

Highly programmed park
Areas of active recreation, 
wooded steep slopes and 
stormwater
36.6 acres

R ENNEBOHM P ARK

Combination of active 
and passive recreation
Limited trees 
20.1 acres
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Gathering

Space

  Stormwater
Infiltration Area
(Naturalized Vegetation)

Storage Area
(compost, mulch, tool shed) 

Vegetated Buffer

Shade Structure
with Seating

Terraced Plots
(Handicap Accessible)

10’ Bike & Pedestrian Path  (Delivery Vehicle Access)
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Community Gardens
& Rennebohm Park 

Entrance Signage

Retaining Walls

Gated Access
(Handicap
Accessible)

Perimeter Fence

Crushed Gravel Paths
(Handicap Accessible)

Typical
400 sq ft plot

(16’ x 25’)

Community Garden Plots

400 sq ft ~(20’ x 20’)    

250 sq ft ~(16’ x 16‘)

150 sq ft ~(6’ x 25’)  
(Raised Handicap Accessible Plots) 

75+ sq ft ~(4’ x 20’) 
(Terraced & Raised Handicap Accessible Plots)

Gate for 
Vehicle Access

Plot Type Number

TOTAL 111

80

5

6
 

20

14’ Bike & Pedestrian Path

10’ Bike & Pedestrian Path

Retaining Wall

Raised Plots
(Handicap Accessible)

Typical
150 sq ft plots

Community
Gardens Parking

(11 stalls)

Typical
75 sq ft plots

Typical
400 sq ft plot

(20’ x 20’)

  Stormwater
Infiltration Area
(Naturalized Vegetation)

Retaining Wall

Vehicle Control Gate

Sign/
Kiosk
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The following Conceptual Site Development
Plan is intended to show a potential arrangement
of buildings and parking uses within the districts,
so as to illustrate the intent of the Zoning Text.
The final configuration of buildings, lots, roads,
and parking will be subject to change and will be
set as a component of each site’s Specific Imple-
mentation Plan. The final lot configurations will
be set as a component of the Preliminary Plan
and Final Plat submittals.

CO N C E P T U A L SI T E DE V E L O P M E N T PL A N
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SITE A:
HOTEL/MIXED USE

 HOTEL/CONFERENCE CENTER/OFFICE USES
 1ST FLOOR COMMERCIAL OPTIONAL
 STRUCTURED/UNDERGROUND PARKING REQUIRED

 HEIGHT:        8-10 STORIES
 OFFICE SQUARE FOOTAGE:  225,000 SF
 RETAIL SQUARE FOOTAGE:   30,000 SF
 RESIDENTIAL UNITS:    ---

SITE B:
OFFICE/MIXED USE

 OFFICE/RESEARCH/MEDICAL USES
 1ST FLOOR COMMERCIAL OPTIONAL
 STRUCTURED/UNDERGROUND PARKING REQUIRED

 HEIGHT:        8-20 STORIES
 OFFICE SQUARE FOOTAGE:  325,000 SF
 RETAIL SQUARE FOOTAGE:   30,000 SF
 RESIDENTIAL UNITS:    ---

SITE C:
OFFICE/STATE DOT HEADQUARTERS

 OFFICE USES
 STRUCTURED/UNDERGROUND PARKING REQUIRED
 POTENTIAL CONNECTION TO WESTERN PROPERTY LINE
 COORDINATED ACCESS WITH SITE D

 HEIGHT:        10-20 STORIES
 OFFICE SQUARE FOOTAGE:  600,000 SF
 RETAIL SQUARE FOOTAGE:   10,000 SF
 RESIDENTIAL UNITS:    ---

UNIVERSITY AVENUE
EMPLOYMENT DISTRICT

SITE D:
OFFICE

 OFFICE USES
 STRUCTURED/UNDERGROUND PARKING REQUIRED
 POTENTIAL CONNECTION TO WESTERN PROPERTY LINE
 COORDINATED ACCESS WITH SITE C

 HEIGHT:        4-8 STORIES
 OFFICE SQUARE FOOTAGE:  100,000 SF
 RETAIL SQUARE FOOTAGE:   ---
 RESIDENTIAL UNITS:    ---

SITE E:
EXISTING BUILDING RE-USE

 OFFICE/RESIDENTIAL/MIXED USES
 EXPLORE POTENTIAL RE-USE OF EXISTING BUILDING
 MIXED RESIDENTIAL/1ST FLOOR COMMERCIAL
 ALONG “C STREET”
 POTENTIAL FOR RESIDENTIAL ALONG SHEBOYGAN
 IF EXISTING BUILDING IS REMOVED
 STRUCTURED/UNDERGROUND PARKING REQUIRED
 PUBLIC PARKING FOR FARMERS MARKET
 COORDINATE TRANSIT OPPORTUNITIES

 HEIGHT:        4-10 STORIES
 OFFICE SQUARE FOOTAGE:  450,000 SF
 RETAIL SQUARE FOOTAGE:   30,000 SF
 RESIDENTIAL UNITS:    0-50 UNITS
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SITE F:
RESIDENTIAL/MIXED USE/OFFICE

 RESIDENTIAL/OFFICE/MIXED USES
 1ST FLOOR COMMERCIAL REQUIRED
 UPPER FLOORS RESIDENTIAL OR OFFICE
 STRUCTURED/UNDERGROUND PARKING REQUIRED

 HEIGHT:        6-8 STORIES
 OFFICE SQUARE FOOTAGE:  ---
 RETAIL SQUARE FOOTAGE:   40,000 SF
 RESIDENTIAL UNITS:    0-300 UNITS

SEGOE/SHEBOYGAN AVENUE
MIXED-USE DISTRICT

HILL
FARMS
PROPERTY
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MASSING

The development of the height and massing of
the site will be finalized as part of the Specific
Implementation Plan submittals; however, the
following massing studies highlight the underlying
goal of stepping the project heights in response
to the surrounding context. The development
plan is designed to place the largest buildings
along University Avenue with lower height 
structures along Sheboygan Avenue. This approach
offers the ability to incorporate higher density
uses along the regional infrastructure while 
transitioning within the site to reflect the scale
and massing of the adjoining uses.

These massing studies are conceptual in nature
and illustrate the potential building placements,
masses, heights, and configurations; and as such
are subject to change as part the development of
the Specific Implementation Plans.

CONCEPTUAL PHASING

The project will be developed over the course 
of several phases spanning the next 2-20 years,
depending on market conditions and demand.
Future phases will be determined based on 
market demand and will include the infrastruc-
ture needs for the development of each site’s 
use needs.
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1

PHASE 1:
 RELOCATE DOT FACILITY (~500,000 SF)
     CONSTRUCT INFRASTRUCTURE NEEDED TO
     SUPPORT DOT SITE

PHASE 2:
 LOCATION/USE TO BE DETERMINED

     MAXIMUM 400,000 SF OFFICE OR,
         160,000 SF COMMERCIAL OR,
     COMBINATION OF OFFICE/
         COMMERCIAL/RESIDENTIAL

PHASE 3:
 REMAINING SITES AND POST-CONSTRUCTION OF
     UNIVERSITY AVENUE FACILITIES

PROJECT PHASING PLAN
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ZONING TEXT

The following districts detail the uses and yard
requirements for the zoning districts within the
neighborhood.

Note: Graphics contained herein are for refer-
ence purposes only and do not supercede the
text information.

PL A N N E D UN I T DE V E L O P M E N T:  
GE N E R A L DE V E L O P M E N T PL A N
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DISTRICT 1: EMPLOYMENT
MIXED USE

DDeessccrriippttiioonn

The Employment Mixed Use district forms the
primary land use district within the development.
Designed to accommodate a range of high density
employment/office uses this district delivers the
jobs creation base for the project and includes
the potential for a wide range of uses including:
office/employment, state facilities, State Depart-
ment of Transportation Headquarters, research
facilities, first floor support retail, and hotel 
opportunities. 

GGeenneerraall SSiittee CChhaarraacctteerriissttiiccss

� Urban building context

� First floor retail opportunities

� Structured and underground parking required

� Green architecture and site design encouraged

� Pedestrian oriented building placement 
and design

PPrriimmaarryy UUssee

Office/Employment

SSeeccoonnddaarryy UUssee

First floor retail

Residential (Site E only)

Optional hotel use (Site A only)

LLoott AArreeaa

Total Lot Area  . . . . . . . . . . . . . . . . . .13.5 acres

Minimum Lot Area  . . . . . . . . . . . . . . . . .varies 
(will be set in Specific Implementation Plan)

FFlloooorr AArreeaa RRaattiioo

Minimum Floor Area Ratio  . . . . . . . . . . .varies 
(will be set in Specific Implementation Plan) 

Maximum Floor Area Ratio  . . . . . . . . . . .varies 
(will be set in Specific Implementation Plan)

BBuuiillddiinngg SSeettbbaacckkss//
YYaarrdd RReeqquuiirreemmeennttss
Minimum Setback Sheboygan Ave.  . . . .15 feet

Minimum Setback University Ave.  . . . . .10 feet

Minimum Setback Segoe Road  . . . . . . .10 feet

Minimum Setback from Western Property Line
(Red Cross)  . . . . . . . . . . . . . . . . . . . . . .15 feet

Minimum Front Yard Setback  . . . . . . . . .0 feet

Maximum Front Yard Setback  . . . . . . . . .varies 
(will be set in Specific Implementation Plan)

Minimum Side Yard Setback  . . . . . . . . . .0 feet 

Minimum Corner Lot 
Side Yard Setback  . . . . . . . . . . . . . . . . . . .0 feet

Minimum Rear Yard Setback  . . . . . . . . . .0 feet 

Minimum Building Separation  . . . . . . . .0 feet 
(with all applicable building code requirements)

Minimum Paved Setback  . . . . . . . . . . . . .0 feet

Maximum ISR  . . . . . . . . . . . . . . . . . . . . . .1.0

Usable Open Space  . . . . . . . . . . . . . . . . .varies
(will be set in Specific Implementation Plan)

DDiissttrriicctt RReeqquuiirreemmeennttss
Minimum Building Height  . . . . . . . . . .4 floors 
(will be set in Specific Implementation Plan)

Maximum Building Height  . . . . . . . . . . .varies
(see subdistrict descriptions)

Maximum Square Footage: 
Office . . . . . . . . . . . . . . .1.6 million square feet

Maximum Square Footage: 
Retail  . . . . . . . . . . . . . . . . .100,000 square feet

Maximum Retail User  . . .10,000 square feet/user

Individual retail establishments shall not occupy
a floor area greater than 10,000 square feet of
the commercial allocation for each site. Retail
uses associated with a hotel or hotel support 
services are excluded.

Minimum Dwelling Unit Count  . . . . . . . . . .0

Maximum Dwelling Unit Count  . . . . . . . . .50 
(District E only)

Note: Square footage projections are for leasable
areas and do not include square footage for areas
devoted to structured parking.

Parking: Structured above ground and/or under-
ground parking is required for employee parking.
Limited use of surface parking may be allowed
for visitor/customer parking.
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DISTRICT 1: SUB-DISTRICT
DESCRIPT IONS

Note: The following sub-districts will be finalized
as a component of the Specific Implementation
Plans and details may be subject to change, 
provided the amendments reflect the goals of the
project. Square footage and acreage allocations are
allowed to be shifted between sites to accommo-
date slight variations to the minimum/maximum
square footages. Height maximums shall not 
be exceeded.

SSiittee AA

Description

Site A forms the Segoe Road gateway to the
project creating a signature location for the 
establishment of the mixed use, urban character
of the site. The combination of visual access
coupled with prominent views to the north and
east makes this a location suitable for high profile
office uses, first floor commercial uses along Frey
Street; as well as, a potential location for hotel/
conference center uses. This site will be required
to front onto the combined “C Street”, Frey
Street and Segoe frontages, with an optional
entry relationship with University Avenue.
Building placement will reinforce the street
edges with pedestrian scaled architecture and 
usable entryways.

Permitted Uses

Office (see Office Description)

First Floor Retail (see Retail Description)

Hotel & Conference Center Facility

Approximate Lot Area

1.5–2.0 acres

Sub-District Characteristics

Minimum Building Height  . . . . . . . . .4 Stories

Maximum Building Height  . . . . . . . .10 Stories

Maximum Square Footage: 
Office . . . . . . . . . . . . . . . . .225,000 square feet

Maximum Commercial 
Square Footage  . . . . . . . . . . .30,000 square feet

Note: Hotel and hotel service uses are considered
part of the overall square footage and may exceed
the commercial square footage allocation.

Maximum Retail User  . . . . .10,000 square feet 
of Site A’s commercial allocation 

Individual retail establishments shall not occupy
a floor area greater than 10,000 square feet of
the commercial allocation for each site. Retail
uses associated with a hotel or hotel support 
services are excluded.

Parking: varies (will be set in Specific Implemen-
tation Plan)

Commercial Frontages

� Segoe Road/Frey Street Intersection

� Frey Street 

� “C Street” Frey Street Frontage

� Segoe Road Optional

� University Avenue Optional

Vehicular Access:

� Frey Street

� “C Street”
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SSiittee BB

Description

Site B forms the first of two higher density 
employment sites along University Avenue. 
Designed to offer access from all four sides, grade
transitioning from University Avenue to Frey
Street, and massing/height configurations; this
site offers an urban setting for the location of 
a significant jobs base within the project. Retail
uses and public parking facilities may be incor-
porated into the site as ancillary support uses 
for the employment base.

Permitted Uses

Office (see Office Description)

First Floor Retail (see Retail Description)

Public Parking Facilities

Approximate Lot Area

1.5–2.5 acres

Site Requirements

Minimum Building Height  . . . . . . . . .4 Stories

Maximum Building Height  . . . . . . . .20 Stories

Maximum Square Footage: 
Office . . . . . . . . . . . . . . . . .325,000 square feet

Maximum Commercial 
Square Footage  . . . . . . . . . . .30,000 square feet

Maximum Retail User  . . . . .10,000 square feet 
of Site B commercial allocation 

Individual retail establishments shall not occupy
a floor area greater than 10,000 square feet of
the commercial allocation for Site B.

Parking: varies (will be set in Specific Implemen-
tation Plan)

Commercial Frontages

� “C Street”/Frey Street Intersection

� Frey Street 

� “B Street”/Frey Street Intersection

� “B Street” Frontage Optional 

� University Avenue Optional

Vehicular Access:

� “C Street”

� Frey Street

� “B Street” (Right in/Right out only)
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SSiittee CC

Description

Site C completes the second high density urban
employment site along University Avenue. Identi-
fied as the preferred site for the relocation of the
Department of Transportation State Headquarters,
this site is designed to offer a wide range of layout,
height, access, and open space configurations.

Permitted Uses

Office (see Office Description)

Public Parking Facilities

Approximate Lot Area

3.5–4.5 acres

Site Requirements

Minimum Building Height  . . . . . . . . .4 Stories 

Maximum Building Height  . . . . . . . .20 Stories

Maximum Square Footage . . . .600,000 square feet

Maximum Commercial 
Square Footage  . . . . . . . . . . .10,000 square feet

Parking: varies (will be set in Specific Implemen-
tation Plan)

Commercial Frontages

� none

Vehicular Access:

� “B Street” 

� “D Street”



HILL FARMS REDEVELOPMENT General Development Plan 32MAY 9, 2007

SSiittee DD

Description

Site D is a secondary office/employment site
that transitions in intensity and scale from the
University Avenue Corridor to the Sheboygan
Avenue residential uses.

Permitted Uses

Office (see Office Description)

Approximate Lot Area

.75–1.25 acres

Site Requirements

Minimum Building Height  . . . . . . . . .4 Stories

Maximum Building Height  . . . . . . . . .8 Stories

Maximum Square Footage: 
Office . . . . . . . . . . . . . . . . .100,000 square feet

Parking varies (will be set in Specific Implemen-
tation Plan)

Commercial Frontages

� none

Vehicular Access:

� “B Street” 

� “D Street”
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SSiittee EE

Description

Site E offers the most diversity of use of any of
the sites within the project. Intended to offer
several development scenarios this sites future use
will be determined based on one of two options:

Option One: Rehab and retain existing DOT
Tower A

This option allows for the exploration of market
feasibility of renovation of the existing tower, which
while structurally sound will require complete
reconstruction of all mechanical systems and 
exterior finishes. The DOA has completed a
study of keeping the DOT in place during reno-
vation which projected significant cost (greater
than $45 million) to rehab the building with DOT
in residence. This study led to the exploration of
relocating the DOT on-site and marketing the
balance of the project. The relocation of the DOT
eliminates some of the cost constraints of reno-
vating around an existing tenant and may make
the reuse of the structure viable.

Additional on-site uses will include a parking 
facility with first floor commercial along “C
Street” and the potential for residential wrapping
the façade. Additions to the existing building
which facilitate more efficient use and additional
office square footage would be allowed.

Option Two: Demolish exiting DOT Tower A

In the event that market conditions do not 
support the renovation of the DOT Tower A
building, the site will be cleared and redeveloped
with additional office uses, structured parking
and mixed use. First floor commercial along 
“C Street” will still be required.

Note: DOT Building B (northern most building)
will be removed in both development scenarios.

Permitted Uses

Office (see Office Description)

First Floor Retail (see Retail Description)

Multi-family Residential

Public Parking Facilities

Approximate Lot Area

4.0–5.0 acres

Site Requirements

Minimum Building Height  . . . . . . . . .4 Stories

Maximum Building Height  . . . . . . . .10 Stories

Maximum Square Footage: 
Office . . . . . . . . . . . . . . . . .350,000 square feet

Maximum Commercial 
Square Footage  . . . . . . . . . . .30,000 square feet

Maximum Retail User  . . . . .10,000 square feet 
of site commercial allocation 

Individual retail establishments shall not occupy
a floor area greater than 10,000 square feet of
the commercial allocation for Site E. 

Minimum Unit Count  . . . . . . . . . . . . . . . . . .0

Maximum Unit Count  . . . . . . . . . . . . . . . . .50

Parking: varies (will be set in Specific Implemen-
tation Plan)

Commercial Frontages

� Frey Street

� “C Street”

� “C Street”/Sheboygan Avenue Intersection 

Vehicular Access:

� “B Street” 

� Frey Street

� “C Street”

� Sheboygan Avenue
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DISTRICT 2:
EMPLOYMENT/RESIDENTIAL
MIXED USE (S ITE F)

DDeessccrriippttiioonn

The employment/residential mixed used district
offers the opportunity to incorporate residential
uses within the district. This crucial component
creates weeknight and weekend activity, offers
opportunities for additional diversity of housing
located within the employment center; as well 
as additional “eyes on the street” presence and
customer support base for the commercial uses.
The eventual build out of this district will be
based on market demand and conditions at the
time of submittal of the Specific Implementation
Plan, and may be adjusted to reflect a blend 
of residential or office uses above first floor 
commercial.

GGeenneerraall SSiittee CChhaarraacctteerriissttiiccss

� Urban building context

� First floor retail opportunities

� Structured and underground parking required

� Green architecture and site design encouraged

� Pedestrian oriented building placement 
and design

PPeerrmmiitttteedd UUsseess

Office (see Office Description)

First Floor Retail (see Retail Description)

Multi-family Residential

AApppprrooxxiimmaattee LLoott AArreeaa

1.5–2.5 acres

FFlloooorr AArreeaa RRaattiioo

Minimum Floor Area Ratio  . . . . . . . . . . .varies 
(will be set in Specific Implementation Plan) 

Maximum Floor Area Ratio  . . . . . . . . . . .varies 
(will be set in Specific Implementation Plan)

BBuuiillddiinngg SSeettbbaacckkss//
YYaarrdd RReeqquuiirreemmeennttss

Minimum Setback Segoe Road  . . . . . . .10 feet

Minimum Setback Sheboygan Avenue  . . .15 feet

Minimum Front Yard Setback  . . . . . . . . .0 feet

Maximum Front Yard Setback  . . . . . . . . .varies 
(will be set in Specific Implementation Plan)

Minimum Side Yard Setback  . . . . . . . . . .0 feet 

Minimum Corner Lot 
Side Yard Setback  . . . . . . . . . . . . . . . . . . .0 feet

Minimum Rear Yard Setback  . . . . . . . . . .0 feet 

Minimum Building Separation  . . . . . . . .0 feet 
(with all applicable building code requirements)

SSiittee RReeqquuiirreemmeennttss
Minimum Building Height  . . . . . . . . .4 Stories

Maximum Building Height  . . . . . . . . .8 Stories

Maximum Square Footage . . . .200,000 square feet

Minimum Residential Units . . . . . . . . . .0 units

Maximum Residential Units  . . . . . . .300 units

Maximum Commercial 
Square Footage  . . . . . . . . . . .40,000 square feet

Maximum Retail User  . . . . .10,000 square feet 
of Site F commercial allocation 

Individual retail establishments shall not occupy
a floor area greater than 10,000 square feet of
the commercial allocation for Site F.

Parking . . . . . . . . . . . . . . . . . . . . . . . . . . .varies 
(will be set in Specific Implementation Plan)
Structured above ground and/or underground
parking is required for employee parking. Limited
use of surface parking may be allowed for visitor/
customer parking.

Commercial Frontages

� Frey Street

� Frey Street/Segoe Road Intersection

� Sheboygan Avenue

� “C Street”

Vehicular Access:

� Frey Street 

� “C Street”
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DISTRICT WIDE TERMS
AND DEF IN IT IONS:

Yard Requirements

Yard areas requirements will be provided as part
of the Specific Implementation Plans.

Landscaping

Site landscaping will be provided as part of 
Specific Implementation Plans.

Accessory Off-Street Parking and Loading

Final Accessory off-street parking and loading
details will be provided as a component of 
Specific Implementation Plans.

Lighting

Site Lighting will be provided as a component 
of Specific Implementation Plans.

Signage

Signage will be allowed as per Chapter 31 of the
Madison General Ordinances, as compared to
the C2 district, or as detailed as a component 
of the Specific Implementation Plans.

Definition of Family

The definition of family shall coincide with the
definition in Section 28.03(2) Madison General
Ordinances as it applies to the R6 District.

Alterations and Revisions

No alteration or revision of the approved
Planned Unit Development shall be permitted
unless approved by the City Plan Commission,
however, the Zoning Administrator may issue
permits for minor alterations or additions which
are approved by the Director of Planning and 
Development and the district Alderperson and
are compatible with the concept stated in the
underlying General Development Plan approved
by the Plan Commission.

Transportation Demand Management

All uses within this development within this 
development are encouraged to implement 
employee transit programs as well as accommo-
date multi-modal transportation uses including
alternative work schedules, flex time, compressed
workweeks, staggered shifts, telework, ridesharing,
car sharing, transit, cycling, and walking.

Detailed transportation demand management
plans will be required at time of Specific Imple-
mentation Plan submittal. 

Inclusionary Zoning

Inclusionary Zoning, currently required of any
residential development with ten or more for
sale units, will be finalized at the time of specific
implementation plan submittal. This project will
comply with the requirements for inclusionary
zoning at the time of application. Due to the
unknown nature of the residential components
at the time of the General Development Plan
submittal the separate Inclusionary Zoning 
document assumes a density bonus as the only
incentive applicable at this time. Future Specific
Implementation Plan submittals will be evaluated
as part of separate IZ documents and may include
additional incentives. Detailed information on
the ownership/rental mix, number of bedrooms,
target Area Median Income ranges, unit distribu-
tions, and price points will be set as a component
of the Specific Implementation Plan submittals.

Parking

Structured above ground and/or underground
parking is required for employee parking. Limited
use of surface parking may be allowed for visitor/
customer parking. Specific parking ratios will be
determined at time of Specific Implementation
Plan submittal in response to the proposed uses.
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Office Use

Allowable Uses within the Office districts include:

Banks and financial institutions 

Community gardens

Data processing centers 

Educational or training centers 

Emergency electric generator per the O3 
Office District conditional use standards

Health clubs

Hospitals 

Hotels

Medical, dental and optical clinics 

Nursery schools or day care centers 

Offices, business and professional

Parking facilities, open and accessory, for the
storage of private passenger automobiles
only, when located elsewhere than on the
same zoning lot as the principal use served

Parking facilities, accessory and located 
outside of the central area

a. Accessory off-street parking facilities 

Parking lots, garages and structures, non 
accessory and publicly owned and operated,
for the storage of private passenger automo-
biles only

Physical fitness and other similar type recre-
ational facilities for employees 

Public utility and public service uses as follows:

Electric substations

Radio and television towers

Sewerage system lift stations

Telephone exchanges, microwave relay 
towers and television transmission equip-
ment buildings

Water pumping stations and water reservoirs

Emergency electric generator per the O3
Office District conditional use standards

Radio and television studios and stations

Reproduction processes, including printing,
blueprinting, photostating, lithographing,
engraving, stereotyping, publishing, and
bookbinding

Research and development activities, and
testing laboratories

Restaurants, drugstores, and valet shops for
employees and their guests, per the O3 
Office District conditional use standards

Telecommunications centers and facilities

Temporary parking lots for a total period not to
exceed three (3) years, provided such lot com-
plies with the provisions of Section 10.08(6)(c),
driveway and parking facility ordinance

Retail Use

Allowable Uses within the Retail districts include
the following:

Accessory uses, including but not limited to
the following:

a. Signs as regulated in this section

b. Temporary buildings for construction
purposes, for a period not to exceed the
duration of such construction

Antique shops

Art galleries and museums

Art and school supply stores

Artisan studio 

Auction rooms

Banks and financial institutions

Barbershops

Beauty parlors.

Bicycle sales, rental and repair establishments.

Blueprinting and photostating establishments

Book, magazine and stationery stores

Brewpubs

Business machine sales and service 
establishments

Camera and photographic supply stores 

Candy and ice cream stores

Carpet and rug stores

Catering establishments

China and glassware stores

Clothing and costume rental stores

Coin and philatelic stores

Community gardens

Department stores

Drugstores 

Dry goods stores
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Dry cleaning and laundry establishments

Employment agencies 

Film developing and processing

Florist shops and conservatories 

Food stores—grocery stores, meat stores, 
fish markets, bakeries, and delicatessens

Furniture sales

Gift shops

Hardware stores

Health clubs

Hobby shops

Hotels

Interior decorating shops

Jewelry stores, including watch 

Leather goods and luggage stores

Libraries, municipally owned and operated

Liquor stores, packaged goods only

Locksmith shops

Massage therapy

Meat markets

Medical, dental and optical clinics

Musical instrument sales and repair

Nursery schools or daycare centers

Offices, business and professional

Optical sales

Outdoor eating areas of restaurants

Paint and wallpaper stores

Parking facilities, open and accessory, for 
the storage of private passenger automobiles
only, when located elsewhere than on the
same zoning lot as the principal use served

Parking facilities, accessory and located 
outside of the central area

a. Accessory off-street parking facilities 

Parking lots, garages and structures, non 
accessory and publicly owned and operated,
for the storage of private passenger automo-
biles only

Personal computers and home electronics,
sales and service

Phonograph, record, and sheet music stores

Photography studios, including the develop-
ment of films and pictures when conducted
as part of the retail business on the premises

Physical culture and health services and 
reducing salons

Picture framing

Printing and publishing establishments, 
including newspaper, letter press, business
cards, mimeographing and other similar 
job printing service, provided that there 
shall be not more than five (5) employees,
and further provided that the hours of 
operation shall be limited to the hours 
between 7:00 a.m. and 9:00 p.m

Post offices

Public service signs

Public utility and public service uses as follows:

Electric substations

Radio and television towers

Sewerage system lift stations

Telephone exchanges, microwave relay towers
and television transmission equipment
buildings

Water pumping stations and water reservoirs

Emergency electric generator per the O3
Office District conditional use standards

Radio and television studios and stations

Recording studios

Recreational buildings and community centers,
not operated for profit

Restaurants, except adult entertainment taverns

Schools—music, dance, business or trade

Shoe and hat repair stores

Sporting goods stores

Tailor shops

Taverns, except adult entertainment taverns

Temporary parking lots for a total period 
not to exceed three (3) years, provided 
such lot complies with the provisions of 
Section 10.08(6)(c), driveway and parking
facility ordinance

Theaters, indoor

Tobacco shops

Toy shops
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Travel Bureaus and transportation ticket offices

Variety stores

Video rental establishments not including
adult entertainment establishments

Wearing apparel shops
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