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APPLICATION FOR  AGENDA ITEM #   
URBAN DESIGN COMMISSION Project #   
REVIEW AND APPROVAL Legistar #   
 Action Requested 
DATE SUBMITTED:______________________ ___ Informational Presentation 
 ___ Initial Approval and/or Recommendation 
UDC MEETING DATE:____________________ ___ Final Approval and/or Recommendation 

 
PROJECT ADDRESS:______________________________________________________________ 

ALDERMANIC DISTRICT: _________________ 
 
OWNER/DEVELOPER (Partners and/or Principals) ARCHITECT/DESIGNER/OR AGENT: 
_______________________________________ _____________________________________ 

_______________________________________ _____________________________________ 

_______________________________________ _____________________________________ 

CONTACT PERSON: __________________________________________________________ 
Address: __________________________________________ 

   __________________________________________ 
Phone:  ___________________________ 
Fax:  ___________________________ 
E-mail address: ______________________ 

 
TYPE OF PROJECT: 
(See Section A for:) 
___ Planned Unit Development (PUD) 

___ General Development Plan (GDP) 
___ Specific Implementation Plan (SIP) 

___ Planned Community Development (PCD) 
___ General Development Plan (GDP) 
___ Specific Implementation Plan (SIP) 

___ Planned Residential Development (PRD) 
___ New Construction or Exterior Remodeling in an Urban Design District * (A public hearing is required as 

well as a fee) 
___ School, Public Building or Space (Fee may be required) 
___ New Construction or Addition to or Remodeling of a Retail, Hotel or Motel Building Exceeding 40,000 

Sq. Ft. 
___ Planned Commercial Site 
(See Section B for:) 
___ New Construction or Exterior Remodeling in C4 District (Fee required) 
(See Section C for:) 
___ R.P.S.M. Parking Variance (Fee required) 
(See Section D for:) 
___ Comprehensive Design Review* (Fee required) 
___ Street Graphics Variance* (Fee required) 
___ Other _______________________________ 
*Public Hearing Required (Submission Deadline 3 Weeks in Advance of Meeting Date) 
Where fees are required (as noted above) they apply with the first submittal for either initial or final approval of 
a project. 
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URBAN DESIGN COMMISSION APPROVAL PROCESS 
 

INTRODUCTION 
The City of Madison’s Urban Design Commission (UDC) has been created to: 

• Encourage and promote high quality in the design of new buildings, developments, remodeling, and 
additions so as to maintain and improve the established standards of property values within the City. 

• Foster civic pride in the beauty and nobler assets of the City, and in all other ways possible assure a 
functionally efficient and visually attractive City in the future. 

 
The process outlined here is intended to: 

• Facilitate the preparation of meeting agendas. 
• Provide information on projects to UDC members in advance of the meeting at which they will 

consider a project. 
• Provide a record of the plans approved for a given project. 

 
TYPES OF APPROVALS 

Informational Presentation. Applicants are often encouraged to make an Informational Presentation to the 
UDC prior to seeking any approvals in order to obtain an initial reaction and direction before undertaking 
detailed design. Applicants should provide details on any concept, site and building plans, and other relevant 
information on which the Urban Design Commission can provide feedback. 
 
Initial Approval and/or Recommendation. Applicant may obtain initial approval and/or recommendation of 
a project by presenting preliminary design information/detail. 
 
Final Approval and/or Recommendation. Applicant may obtain final approval and/or recommendation of a 
project by presenting final project details. Recommendations/concerns expressed in the initial approval must 
be addressed at this time. 
 

PRESENTATIONS TO THE COMMISSION 
When presenting projects to the Urban Design Commission, applicants should fill out a registration slip 
provided in the meeting room and present it to the Secretary. The applicant is encouraged to consider the 
use of various graphic presentation material including a locator map, photographs, renderings/model, scale 
drawings of the proposal in context with adjacent buildings/uses/signs, etc., as may be deemed appropriate 
to describe the project. Graphics should be mounted on rigid boards so that they may be easily displayed. 
 
Primarily, the Commission is interested in the appearance and design quality of projects. Emphasis should 
be given to the site plan, landscape plan, lighting plan, building elevations, exterior building materials, color 
scheme, and graphics. 
 
Presentations should generally be limited to 5-10 minutes. The Commission will withhold questions until 
the end of the presentation. 
 

**********APPLICATION REQUIREMENTS********** 
 
Submission requirements for all types of applications for Urban Design Commission approval are as 
outlined in the following sections A-D. In addition, Electronic Application Submittal is required by all 
applicants consisting of a copy of the completed application from, descriptive materials, and plans as 
individual Adobe Acrobat PDF files compiled either on a non-returnable CD-ROM to be included with 
their application materials, or in an e-mail sent to UDCApplications@cityofmadison.com The transmittal 
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shall include the name of the project, address, and applicant. Applicants unable to provide the materials 
electronically should contact the Secretary of the Urban Design Commission at 267-8740 for assistance. 
 
An application is required for each Urban Design Commission appearance. For projects also requiring Plan 
Commission approval, applicants must have submitted an accepted application for Plan Commission 
consideration prior to obtaining any formal action (initial or final approval) from the UDC. Applicants are 
strongly encouraged to meet with UDC staff prior to preparing an application. Please call (608) 266-4635 to 
arrange an appointment. 
 
NOTICE REGARDING LOBBYING ORDINANCE: If you are seeking approval of a development that has 
over 40,000 square feet of non-residential space, or a residential development of over 10 dwelling units, or 
if you are seeking assistance from the City with a value of $10,000 (including grants, loans, TIF, or similar 
assistance), then you likely are subject to Madison’s lobbying ordinance (Sec. 2.40, MGO). You are 
required to register and report your lobbying. Please consult the City’s Clerk’s Office for more information. 
Failure to comply with the lobbying ordinance may result in fines. 
 
All application fees shall be included with the application. Make check payable to City Treasurer, 
Madison, Wisconsin. 
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SECTION A  

 
* NOTE: Applications for Planned Unit Development Districts in Downtown Design Zones are required to 

address the provisions of Section 28.07(6) of the Zoning Code including the “Exterior and Interior Design 
Criteria for Planned Unit Development Districts in Downtown Design Zones.” 

** Public Hearing Required 
 
1. Informational Presentation 

Applications to make an Informational Presentation of a project to the UDC should be accompanied by an 
electronic pdf submission AND 14 collated sets of all materials (11” x 17” max.), including the following 
required items: 
a. Locator Map  
b. Brief Narrative Description of the Project 
c. Any and all relevant plans and information on which feedback by the Urban Design Commission is 

requested. 
2. Initial Approval and/or Recommendation 

Applications to make an Initial Approval and/or Recommendation of a project should be accompanied by an 
electronic pdf submission AND 14 collated sets of all materials (11” x 17” max.), including the following 
required items: 
a. Locator Map  
b. Site Plan showing location of existing and proposed buildings 
c. Landscaping Plan  
d. Building Elevations  
e. Contextual site information including photographs and layout of adjacent buildings/structures 
f. PUD text and letter of intent 

3. Final Approval and/or Recommendation 
Applications to obtain Final Approval and/or Recommendation of a project should be accompanied by an 
electronic pdf submission AND 14 collated sets of all materials (11” x 17” max.), including the following 
required items: 
a. Locator Map  
b. Site Plan showing location of existing and proposed buildings  
c. Grading Plan  
d. Landscape Plan  
e. Building Elevations, colored with shadow lines required 
f. Proposed Signage 
g. Lighting Plan/Details/Photometrics  
h. Utility/HVAC equipment location and screening details  
i. PUD text and letter of intent 
The applicant shall bring to the UDC meeting, samples of the exterior building materials and color scheme to 
be used on the project; in addition to providing a list of exterior building materials and colors as an 
attachment and/or detail to the building elevations. 

SUBMISSION REQUIREMENTS FOR: 

• PUD’s,* PCD’s, PRD’s 
• New Construction or Major Exterior Remodeling in Urban Design District** ($300 Application Fee) 
• Minor Exterior Remodeling in Urban Design District ($150 Application Fee) 
• School, Public Building, or Space (Application Fee may be required) 
• New Construction or Addition to or Remodeling of a Retail, Hotel, or Motel Building Exceeding 

40,000 Sq .Ft. 
• Planned Commercial Site 
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Wingra Clinic 

 

A Proposal for the Redevelopment of the Former Morningstar Dairy 

1102 South Park Street 

 

Overview and Background 

 

The Ghidorzi Company is seeking City of Madison approval to redevelop approximately 

68% of the block bounded by South Park Street, Fish Hatchery Road and Midland Street 

with the construction of a ~76,800 Square Foot (SF) 4-story commercial building and 

associated surface and structured parking facilities.  This new building will be utilized for 

the expanded Wingra Clinic operated by UW Health and Access Community Health Care 

Systems, and related medical and educational facilities.  The Wingra Clinic has outgrown 

its current facilities and is seeking to expand in order to serve a growing patient 

population.  Access Community Health Care will continue to operate a clinic at the 

Villager Mall in addition to this new location.    

 

South Madison is a vibrant component of the greater Madison community and has 

benefited from an array of planning initiatives that serve as a framework for guiding 

redevelopment efforts, including: the South Madison Neighborhood Plan (Jan 2005), the 

Wingra Market Study and Conceptual Redevleopment Plan (March 2006) and the 

establishment of Urban Design District Number 7 (June 2006). 

 

As noted by these plans, this area is recognized as having many appealing amenities that 

support redevelopment efforts: 

 

o Close proximity to employment centers (downtown, UW, Dean Medical 

Campus, and St. Mary’s and Meriter Hospitals 

o Accessibility from marjor arterial highways, bus routes, and bike paths. 
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These plans note that the “flatiron” tract at the intersection of South Park Street and Fish 

Hatchery Road is a prominent “gateway” site for new commercial and/or mixed use 

development and recommends multi-storied, mixed use buildings sited close to the 

property lines with emphasis on high quality architectural and urban design. 

 

The use, site plan and conceptual building architecture has been reviewed and discussed 

at a neighborhood meeting sponsored by Alder Ellingson, and is currently being reviewed 

by City staff. 

 

Project Description 

 

The development of the new Wingra Clinic is Phase One of the redevelopment initiative 

for this block.   Planned Unit Development-General Development Plan (PUD-GDP) is 

proposed for the entire block (with the exception of the two lots at the corner of Park and 

Midland Streets which are not part of this proposal).  The Phase One area – the proposed 

clinic building and associated parking – will be zoned as PUD-Specific Implementation 

Plan (PUD-SIP).   This phase will include: 

 

o Razing the entire former Morningstar Dairy site.  (This site encompasses 

approximately 104,500 SF and is owned by Clark Street Development.  

Ghidorzi Company will be purchasing ~39,000 SF of this property) 

o Vacation of High Street 

o Razing of the 8 rental residential structures fronting Fish Hatchery Road 

and Midland Streets 

o Removal of the MGE substation. 

o Constructing a four story – 76,800 SF commercial building to be occupied 

by clinic, educational, and medical uses.  Each floor is 19,200 SF 

o Constructing associated parking facilities to support the clinic and 

educational uses (currently anticipated to include ~65 surface stalls and a 

~200 stall multi-level parking structure).  Note: The prospective occupants 
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of the building desire 4 parking stalls per 1,000 SF of gross floor area to 

optimally meet the needs of patients, staff and students.  The proposed site 

plan provides for 3.46 stalls per 1000 SF of gross floor area. 

o Site Improvements including: landscaping and lighting to compliment 

building appearance and enhance the pedestrian environment, appropriate 

screening of surface parking areas, site amenities (walkways and furniture) 

and storm water management facilities. 

 

The Phase Two area (located to the north of the proposed clinic site) is owned by Clark 

Street Development.  After demolition of the dairy building(s), this area will be temporarily 

seeded and maintained until market conditions support development that is compatible 

with the City’s adopted plans and design guidelines.  The triangular shape of the parcel 

poses significant design challenges regarding access, vehicle and pedestrian circulation 

and in creating building floor-plates that are efficiently shaped and, most importantly, 

marketable.  Clark Street’s initial conceptual ideas for this site include ~75,000 SF of 

professional office use, extended stay lodging, street level retail and supporting parking 

facilities.  Clark Street Development and the Ghidorzi Companies have been and are 

continuing to collaborate on the redevelopment plans for the entire site (both Phase One 

and Phase Two areas).    

 

Clinic Building and Site Design Considerations 

 

o The clinic building and site is being designed to achieve LEED Certification. 

 

o The clinic building is located so as to be the prominent feature along this 

segment of the South Park Street frontage.  It is sited with a 12 foot setback 

from the South Park Street Right-of-Way to present an urban character to 

the site and to enable:  

 

 widening of the Park Street Sidewalk,  
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 streetscape landscaping and hardscape features, and  

 to accommodate building architectural features (awnings and 

cornice features) without encroachment over the public walk. 

 

o The main entry of the clinic is on the southeast façade accessed by the 

covered entry drive/ patient drop-off area.  This driveway is aligned to 

provide easy and convenient “way-finding” to the surface parking areas, 

internal circulation drive and the parking structure. 

 

o The Park Street corner of the clinic building will contain a retail pharmacy 

use with pedestrian access oriented to the Park Street sidewalk.  This 

access area will be improved as a pedestrian plaza with benches and 

landscaping.  

 

o The service area of the clinic is located at the buildings west corner.  This 

location provides access for deliveries and emergency ambulance service 

without disrupting the normal flow and access of patient traffic at the front 

entry.    

 

o Internal site circulation is supported by a private drive constructed 

essentially along the vacated High Street alignment and provides ingress 

and egress to Midland Street and Fish Hatchery Road as well as access to 

the parking structure and surface lots.  The private drive connection to Fish 

Hatchery Road and Midland Street is also an important circulation route for 

the future development of the Clark portion of this redevelopment site 

(Phase Two).  

 

o The parking structure is 2 levels with direct vehicle access to the internal 

drive, west surface parking lot and Midland Street.   The structure is 

designed to provide safe wheelchair routes to designated surface sidewalks 
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and a pedestrian skywalk connection to the third floor of the clinic building.  

(Note: the third floor of the clinic building is “spec” space and secure 

evening access between the building and parking is critically important to 

prospective tenants).  Subsurface soil conditions preclude the structure 

from being economically constructed with parking levels fully below street 

grades.   

 

In order to optimize the efficient use of the redevelopment area, 

accommodate City staff plans for the potential future widening of Fish 

Hatchery Road and Midland Street, and provide permanent yard area for 

landscaping, the structure is sited with an 8 foot setback from the future 

sidewalk location along Fish Hatchery Road.  This segment of Fish 

Hatchery Road will be widened by 6 feet when it is reconstructed in the 

future.  The parking structure is set back 9 feet from the Midland Street 

ROW to accommodate potential street widening at the intersection with 

Fish Hatchery Road.   

 

o The exterior architecture of all sides of the parking structure is being 

designed to complement the character of the Fish Hatchery Road and 

Midland Street frontages as a planned mixed use and commercial land use.  

The structure will include articulation of the face walls, parapet features, 

and foundation and trellis landscape features.  The wall openings into the 

main level of the parking structure will be 30 + inches above the sidewalk 

grade and will be screened in a similar manner as the St Mary’s parking 

ramp to accommodate ventilation while providing visual screening of 

vehicles and security. 

 
o The Fish Hatchery Road – Midland Street corner of the structure is 

designed to create a street level pedestrian plaza supporting the adjoining 

bus stop. 
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Compatibility with the Wingra Build Plan  

 

The proposed development of the Wingra Clinic site has been designed to be compatible 

with the recommendations and planning framework established by the adopted Wingra 

BUILD Plan. 

 

The Wingra BUILD Plan calls for the redevelopment of the Morningstar Dairy property.  

The plan calls for a master-planned development under a Planned Unit Development 

zoning and land use designation. A mix of land uses is envisioned at a density of 

approximately 162,000 SF. The site is recognized as a “gateway” to South Madison and 

therefore should be developed with a landmark structure at the point of Park Street and 

Fish Hatchery Roads. The Plan recommends a mid-rise flatiron building configuration at 

this intersection. A presence of retail oriented building fronts should be maintained along 

Park Street and the buildings should be compatible with adjacent residential 

neighborhoods. The concept drawings and Transportation Supplement to the BUILD Plan 

indicate a two to three-story parking structure be included in the development. 

 

The plan also recommends land uses that support job creation in areas such as health 

care and bio-medical services in cooperation with the major health care institutions and 

the University of Wisconsin. 

 

In general, the goal of the plan is to replace surface parking with parking decks, while 

acknowledging that surface parking is necessary to meet the needs of both on-site users 

and remote parking for St. Mary’s and Meriter Hospitals on an interim basis.  

 

Phase One of this redevelopment effort is consistent with the plan in that it is a medically 

related building use that is being constructed in cooperation with a major health care 

provider, the University of Wisconsin. The building is of high architectural quality and the 

parking structure is designed is a manner to be compatible with the scale and massing of 

neighboring improvements. The parking deck has approximately the same amount of 
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frontage on Fish Hatchery Road as the deck found in the Wingra BUILD Transportation 

Supplement illustration and the set back from Fish Hatchery Road is similar to the plan 

illustration. 

 

The medical clinic is 4 stories in height, consistent with the recommendations of Wingra 

BUILD. It has a retail oriented entrance on Park Street that promotes pedestrian use of 

the facility. At a gross building area of 76,800 square feet, its density is appropriate for the 

portion of the site that it encompasses, allowing for a building density of between 80,000 

and 100,000 square feet to be constructed on the flatiron triangle intersection portion of 

the site at a future date. The developers of both the medical clinic and triangle portion of 

the site are working in concert to create a master plan that meets the goals of the Wingra 

BUILD plan and landmark status of this important South Madison environ. 

   

 

The only significant variant between the proposed Ghidorzi Wingra Clinic Site Plan 

(including the conceptual plans put forth by Clark Street Development) and the Wingra 

Build Plan is that the Build Plan illustrates medium density residential uses (totaling 24 

dwelling units) fronting on Midland Street.  While neighborhood housing is a compatible 

use, recent experience has shown that it is impractical and financially not feasible in this 

vicinity, particularly under current market conditions. The developer has met with the 

primary land owner of residences along the south side of Midland Street, Dean Health 

Systems, to review the development plan including the size, location and design of the 

parking structure. Dean Health has indicated their support for the plan, including the 

design and location of the parking deck. 
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LANDSCAPE PLANT LIST

TALL DECIDUOUS TREES (CANOPY TREES)
ABM 10 Autumn Blaze Maple ACER x freemanii 'Jeffersred' 2" Cal. B&B
CO 7 Common Hackberry CELTIS occidentalis 2" Cal. B&B
RSM 6 Red Sunset Maple ACER rubrum 'Franksred' 2" Cal. B&B

MEDIUM DECIDUOUS TREES
CSP 2 Cleveland Select Pear PYRUS Calleryana 'Cleveland Select' 1 1/2" Cal. B&B

LOW DECIDUOUS TREES
CCR 2 Coralburst Crab apple MALUS 'Coralcole' 1 1/2" Cal. B&B
MJ 8 Jane Magnolia MAGNOLIA x 'Jane' 1 1/2" Cal. B&B

MEDIUM DECIDUOUS SHRUBS
FS 66 Gro-Low Fragrant Sumac RHUS arom atica "Gro-Low' 18" Ht. # 3 Cont.

RGB 52 Rosy Glow Barberry BERBERIS thunbergii var. atropurpurea 'Rosy Glow' 15" Min. Ht. # 2 Cont.
AC 43 Green Mound Alpine Currant RIBIES alpinum  'Green Mound' 15-18" Min. Ht. # 2 Cont.

LOW DECIDUOUS SHRUBS
GT 20 Woadwaxen Golden Template GENISTA tinctoria-Woadwaxen 15" Min. Ht. # 2 Cont.
MWP 17 McKay's White Potentilla POTENTILLA fruiticosa 'McKay's White' 15" Min. Ht. # 2 Cont.
KO 24 Pink  Knock Out Rose ROSA 'RADcon' 15" Min. Ht. # 2 Cont.
GMS 62 Goldmound Spirea SPIREA japonica 'Goldm ound' 15" Min. Ht. # 2 Cont.
GBS 74 Gumb all Spirea SPIREA japonica 'Gumball' 15" Min. Ht. # 2 Cont.
MCS 105 Magic Carpet Spirea SPIREA x japonica 'Magic Carpet' 15" Min. Ht. # 2 Cont.
HE 25 Endless Summer Hydrangea HYDRANGEA macrophylla 'Endless Summer' 15-18" Min. Ht. # 2 Cont.

MEDIUM EVERGREEN TREES
BA 12 Blue Arrow Juniper JUNIPERUS virginiana 'Blue Arrow' 2-3' Ht. B&B
MBJ 19 Mountb atten Juniper JUNIPERUS chinensis 'Mountb atten' 3-4' Ht. B&B

MEDIUM EVERGREEN SHRUBS
SGJ 43 Sea Green Juniper JUNIPERUS chinensis 'Sea Green' 15-18" Min. Ht. # 3 Cont.
TY 4 Taunton Yew TAXUS x media 'Tauntonii' 15-18" Min. Ht. # 3 Cont.

LOW EVERGREEN SHRUBS
BSJ 21 Blue Star Juniper JUNIPERUS squamata 'Blue Star' 15-18" Min. Ht. # 3 Cont.

HJ 132 Hughes Juniper JUNIPERUS horizontalis 'Hughes' 15-18" Min. Ht. # 3 Cont.
DJY 67 Dwarf Japanese Yew TAXUS cuspidata 'Nana' 15-18" Min. Ht. # 3 Cont.

ORNAMENTAL GRASSES
KF 26 Karl Foerester Feather Reed Grass CALAMAGROSTIS  x acutiflora 'Karl Foerester' 10 - 12" Ht. # 1 Cont.

PR 26 Prairie Dropseed SPOROBOLOUS heterolepsis 4 1/2" CONT.
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