
Zoning Code Changes to 
Support Additional Housing
,

Residential Densities & Conditional Use Thresholds
MARCH 30, 2021 COMMON COUNCIL MEETING

1



Introduction & Policy Context
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• More housing choices

WHAT WE HEARD 
-NEIGHBORHOODS & HOUSING-
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WHAT WE HEARD 
-NEIGHBORHOODS & HOUSING-
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RESJI Analysis led City to support 
12 Resident Panels throughout Public Engagement

• Black
• Latinx
• Hmong
• Ho-Chunk Nation
• Transgender
• Formerly Incarcerated
• People Experiencing Homelessness
• Seniors
• Youth



WHAT WE HEARD 
-NEIGHBORHOODS & HOUSING-
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#1 Draft Strategy Prioritized by Resident Panels:

“Ensure that there is a sufficient supply of rental
housing to reduce housing costs and provide
more choices.”



GOAL: Madison will have a full range of quality and 
affordable housing opportunities throughout the city.

COMPREHENSIVE PLAN RECOMMENDATIONS 
-NEIGHBORHOODS & HOUSING-
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GOAL: Madison will have a full range of quality and 
affordable housing opportunities throughout the city.

COMPREHENSIVE PLAN RECOMMENDATIONS 
-NEIGHBORHOODS & HOUSING-
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Funding Efforts
• Affordable Housing Fund
• Homeownership Assistance
• Land-banking

Zoning Efforts
• Housing Cooperatives, ADUs
• New RMX Zoning District
• Conditional Use Thresholds
• Density Adjustments



GOAL: Madison will have a full range of quality and 
affordable housing opportunities throughout the city.

Strategy 2: Support development of a wider mix of 
housing types, sizes, and costs throughout the city.

Actions relate to: “Missing Middle” housing, life-cycle 
housing, variety of ownership and occupancy structures

COMPREHENSIVE PLAN RECOMMENDATIONS 
-NEIGHBORHOODS & HOUSING-
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GOAL: Madison will have a full range of quality and 
affordable housing opportunities throughout the city.

Strategy 3: Increase the amount of available housing.

Action B: Explore adjustments to the # dwelling units, 
building size, and height thresholds between permitted 
& conditional uses to increase the allowable density 
for residential buildings in mixed-use & select 
residential zoning districts

COMPREHENSIVE PLAN RECOMMENDATIONS 
-NEIGHBORHOODS & HOUSING-
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2021 COMPREHENSIVE PLAN PROGRESS UPDATE
-NEIGHBORHOODS & HOUSING-
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Recommendations related to 
this ordinance amendment

Other recommendations 
on-going or in progress



ANALYSIS OF IMPEDIMENTS TO FAIR HOUSING CHOICE
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• Adopted October, 2019

• Prepared by Community Development Division

• RESJI Analysis completed by staff and 
community members



ANALYSIS OF IMPEDIMENTS TO FAIR HOUSING CHOICE
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RESJI Analysis Finding

“Those who have always benefited will continue
to benefit the most, including homeowners
through increased property values.

Low-income renters benefit because as more
luxury units are delivered, affluent renters do
not need to rent modest rent units because they
have more options.”



PROGRESS - ANALYSIS OF IMPEDIMENTS TO FAIR HOUSING CHOICE
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Recommendations related to 
this ordinance amendment

Other recommendations 
on-going or in progress



Madison’s 
Housing Supply & Demand
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New Rental Supply

Source: City of Madison Building Inspection City of Madison Biennial Housing Report

NEW RENTAL SUPPLY

0

500

1000

1500

2000

2500

2001 2003 2005 2007 2009 2011 2013 2015 2017 2019

New Renters

17



0%

1%

2%

3%

4%

5%

6%

7%

2004 2006 2008 2010 2012 2014 2016 2018 2020

Rental Vacancy

Source: Madison Gas and Electric City of Madison Biennial Housing Report

Normal

RENTAL VACANCY

Normal Vacancy Rate

18



 $500

 $700

 $900

 $1,100

 $1,300

 $1,500

 $1,700
Se

p-
09

M
ar

-1
0

Se
p-

10

M
ar

-1
1

Se
p-

11

M
ar

-1
2

Se
p-

12

M
ar

-1
3

Se
p-

13

M
ar

-1
4

Se
p-

14

M
ar

-1
5

Se
p-

15

M
ar

-1
6

Se
p-

16

M
ar

-1
7

Se
p-

17

M
ar

-1
8

Se
p-

18

1 Beds
2 Beds

Average Listed Rent

Source: rentjungle.com

AVERAGE LISTED RENT
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RACIAL SEGREGATION OF HOUSING CHOICE
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RACIAL SEGREGATION OF HOUSING CHOICE
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Summary of Changes & 
Zoning District Locations
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In Multi-family Residential and Mixed-Use zoning 
districts (7.3% of City’s land area):

• Recalibrate conditional use thresholds to allow more 
housing to be built “by right”

• Make modest adjustments to allow for greater 
residential densities
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5.3% of City’s land area 6.6% of total parcels
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~20% of multi-family housing approved since 2016
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29 du/ac
TR-V1, 
TR-V2, 
SR-V1, 
SR-V2

58 du/ac
TR-U1

124 du/ac
TR-U2Proposed Density 

Limitations by District
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2.0% of City’s land area 2.0% of total parcels
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~26% of multi-family housing approved since 2016
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58 du/ac
NMX

87 du/ac
CC-T

124 du/ac
TSS

Proposed Density 
Limitations by District



In Multi-family Residential and Mixed-Use zoning 
districts (7.3% of City’s land area):

• Recalibrate conditional use thresholds to allow more 
housing to be built “by right”
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Permitted Uses Conditional Usesvs.
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Of the ~10,800 housing units approved since 2016, proposed 
changes would have made ~390 (3.6%) a “permitted use”



In zoning districts allowing for very small multi-family 
buildings (4.0% of City’s land area):

• Remove “dispersion requirement” that currently 
necessitates conditional use review for any two-family or 
small multi-family building proposed within 300’ of another 
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Analysis –
Substitute & Alternate Ordinance
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Substitute Ordinance 
• Recommended by Plan Commission and staff
• Would allow for small and some mid-scale purely residential 

buildings as permitted uses in relevant mixed-use districts.

Alternate Ordinance 
• Would require conditional use approval for purely residential 

buildings in these districts if property abuts an Arterial or 
Collector Street (90% of the property in these districts)

Zoning
District

#Units Allowed 
as Permitted Use

Substitute
Area where residential 

would be a permitted use 

Alternate
Area where residential 

would be a permitted use

NMX 12 104 acres (0.2% of city) 10.2 acres (0.02% of city)

TSS 24 99 acres (0.2% of city) 6.2 acres (0.01% of city)

CC-T 36 685 acres (1.6% of city) 70.2 acres (0.16% of city)

Total 888 acres (2% of city) 86.6 acres (0.2% of city)
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2% of Madison’s land area
~26% of multi-family housing approved since 2016
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Growth Priority Areas
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Growth Priority Areas
& Land in Relevant 
Mixed-Use Districts
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Growth Priority Areas
& Land in Relevant 

Mixed-Use Districts not on 
Arterials or Collectors



Examples – Recently Approved 
Multi-Family & Mixed-Use Buildings
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Provided for reference as needed during Q & A
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827 Gorham St.
TR-V2 District – 4 unit multi-family complex on 8700 sq ft lot

would remain Conditional Use, due to more than one building on a lot
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4310 Mohawk Dr.
SR-V1 District – Addition of a 3rd unit to a 2-unit building on a 10,000 sq ft lot

would become Permitted Use
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2901 Atwood Ave.
TSS District – 9 unit building on 5200 sq ft lot

with minor design changes, would become Permitted Use
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5802 Raymond Rd.
NMX District – 11-unit mixed-use building on an 18,000 sq ft lot

would become Permitted Use
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1937-1949 Winnebago St.
TSS District – 11-unit mixed-use building on 13,000 sq ft lot

would become Permitted Use
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2830 Dryden Dr.
CC-T District – 27-unit 4-story building on a 22,000 sq ft lot

would become Permitted Use 
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1109-1123 S Park St.
TSS District – 44-unit mixed-use building on 28,000 sq ft lot

with minor design changes, would become Permitted Use
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5201 Old Middleton Rd.
NMX District – 50-unit mixed-use building on 34,000 sq ft lot

would remain Conditional Use due to 4th story, >24 units, and commercial space 
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4606 Hammersley Rd.
CC-T District – 53-unit mixed-use building

Under the Substitute, would still be a Conditional Use
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1224 S Park St.
CC-T District – 62-unit, 4-story mixed use building on a 26,000 sq. ft. lot 

with 60 units, would become a Permitted Use 
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1313 Regent St.
TSS District – 63-unit, 4-story mixed use building on a 39,000 sq. ft. lot 

would remain Conditional Use due to 4th story and >48 units 



Examples –Theoretical Capacity of 
Properties in Mixed-Use Districts
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Provided for reference as needed during Q & A



NMX Zoning 1417 Northport Dr. 12,164 sq. ft.

Zoning 
Framework

Permitted Uses Conditional Uses

Currently
Allowable

• 4-unit residential building, 3 stories max, OR;
• 3-story mixed-use building w/ ground floor 

commercial and 8 units

• 12-unit residential building, OR;
• Mixed-use building w/ ground floor commercial and 

no unit or height limits

Proposed to 
be Allowable 
(Substitute)

• 12-unit residential building, 3 stories max, OR;
• 3-story mixed-use building w/ ground floor 

commercial and up to 24 units

• 16-unit building, 3 stories max, OR;
• Mixed-use building w/ ground floor commercial and 

no unit or height limits 57



NMX Zoning 5317-5325 Old Middleton Rd. 34,721 sq. ft.

Zoning 
Framework

Permitted Uses Conditional Uses

Currently
Allowable

• 4-unit residential building, 3 stories max*, OR;
• 3-story* mixed-use building w/ ground floor 

commercial and 8 units

• 12-unit residential building, OR;
• Mixed-use building w/ ground floor commercial and 

no unit or height limits*

Proposed to 
be Allowable
(Substitute)

• 12-unit residential building, 3 stories max*, OR;
• 3-story* mixed-use building w/ ground floor 

commercial and up to 24 units

• 24-unit residential building, 3 stories max*, OR;
• Mixed-use building w/ ground floor commercial and 

no unit or height limits*

* Rear Yard Height Transition would apply
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TSS Zoning 2401 University Ave. 6,528 sq. ft.

Zoning 
Framework

Permitted Uses Conditional Uses

Currently
Allowable

• 3-story commercial or mixed-use building, under 
25,000 sq ft, w/ ground floor commercial and up 
to 24 units

• 13-unit residential building, OR;
• Mixed-use building w/ ground floor commercial and 

no unit or height limits

Proposed to 
be Allowable
(Substitute)

• 18-unit residential building, 3 stories max
• 3-story mixed-use building w/ ground floor 

commercial and up to 48 units 

• Mixed use building w/ ground floor commercial and no 
unit or height limits
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TSS Zoning 404 Division St. 17,447 sq. ft.

Zoning 
Framework

Permitted Uses Conditional Uses

Currently
Allowable

• 3-story commercial or mixed-use building, under 
25,000 sq ft, w/ ground floor commercial and up 
to 24 units

• 34-unit residential building, no height limit OR;
• Mixed-use building w/ ground floor commercial and 

no unit or height limits

Proposed to 
be Allowable 
(Substitute)

• 24-unit residential building, 3 stories max
• 3-story mixed-use building w/ ground floor 

commercial and up to 48 units 

• 49-unit residential building, no height limit
• Mixed use building w/ ground floor commercial and no 

unit or height limits 60



CC-T Zoning 3077 E Washington Ave. 38,438 sq. ft.

Zoning 
Framework

Permitted Uses Conditional Uses

Currently
Allowable

• 5-story commercial or mixed-use building, under 
40,000 sq ft, w/ ground floor commercial and up 
to 24 units

• 51-unit residential building, no height limit
• Commercial or Mixed-use building w/ ground floor 

commercial and no unit or height limits

Proposed to 
be Allowable 
(Substitute)

• 36-unit residential building, 5 stories max
• 5-story mixed-use building w/ ground floor 

commercial and up to 60 units

• 76-unit residential building, no height limit
• Mixed-use building w/ ground floor commercial and 

no unit or height limits 61



CC-T Zoning 1309 S Park St. 16,887 sq. ft.

Zoning 
Framework

Permitted Uses Conditional Uses

Currently
Allowable

• 5-story* commercial or mixed-use building, under 
40,000 sq ft, w/ ground floor commercial and up 
to 24 units

• 22-unit residential building, no height limit*
• Commercial or Mixed-use building w/ ground floor 

commercial and no unit or height limits

Proposed to 
be Allowable 
(Substitute)

• 32-unit residential building, 5 stories* max
• 5-story* mixed-use building w/ ground floor 

commercial and up to 60 units

• Mixed-use building w/ ground floor commercial and 
no unit or height limits

* Rear Yard Height Transition would apply
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