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Introduction 
 

Map 1: South Madison Study Area in 
proximity to major destination points. 

South Madison is a vibrant component of the greater Madison 
community. During the past three years, an array of planning 
projects have been undertaken or planned on the south side: Park 
Street Revitalization: Opportunities to Reality Report, Park 
Street Urban Design Guidelines, Badger-Ann-Park 
Redevelopment District Plan, Penn Park Master Plan, Wingra 
Creek BUILD Grant, and Wingra Creek Parkway Master Plan, 
to name just a few. Many of these planning initiatives have 
focused on the future growth of the Park Street corridor: an 
arterial roadway that bisects the planning area into east-west 
quadrants. Serving as the southern gateway into the heart of 
Downtown Madison, its very location channels people the length 
of Park Street as well as through its adjacent neighborhoods to 
work, play, or visit Downtown Madison, UW-Madison, St. 
Marys and Meriter Hospitals and other local destinations. (See 
Map 1.) 

Planning Area Study Boundaries 
The South Madison Neighborhood Planning Study Area, which 
is bounded by Monona Bay-Haywood Drive on the north, Lake 
Monona on the east, Fish Hatchery Road on the west, and the 
West Beltline Highway on the south, is an urban, older, built-up 
neighborhood. (See Map 2.) The neighborhood planning area lies 
within two municipal jurisdictions: the City of Madison and the 
Town of Madison. For the sake of this report, the vision, goals, 
and strategies focus on lands lying within the City unless 
otherwise noted. The planning area includes parts of Aldermanic 
District 13 and parts of Aldermanic District 14.  

Map 2: South Madison Planning Study 
Area

 

Plan Focus: 
There is strong support by South Madison residents to instigate 
change within their neighborhoods. However, any efforts to 
bring about change must not be executed at the expense of 
long-time residents and businesses. The challenge of the 
community is to identify what changes are necessary to enhance 
the community, to develop a strategic plan to bring about such 
changes, while at the same time remaining cautious of the 
breadth and scope of such changes may have on the community 
as a whole. Furthermore, there lies an additional challenge for 
the South Madison: to remain a place of affordability for all 
residents and businesses. The focus of this plan is fivefold: 
 

1. Develop a vision, goals, and objectives for the 
residential and business areas lying to the east and west 
of South Park Street corridor from West Badger Road to 
Haywood Drive. 
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South Park Street is the spine of the 
area. Residential neighborhoods of Bay 
Creek, Bram’s Addition, Burr Oaks, 
and Capital View Heights lie along the 
major transportation corridor. 

2. Formulate strategies and plan recommendations for key 
issues identified by neighborhood residents in areas of: 
economic development, housing, land use, parks and 
open space, and transportation related issues.  

 
3. Reconfirm the key strategic goals for the backbone of 

the neighborhood: the Park Street corridor from the West 
Beltline Highway to Lake Mendota that were cited in the 
Park Street Revitalization: Possibilities to Reality Report 
(2001).  

 
4. Identify short- and long-term action strategies for high 

priority recommendations for governmental officials, 
City staff, as well as the South side organizations to 
foster, initiate, monitor, and implement.  

 
5. Provide a framework for the numerous stakeholders 

operating on the South side to help them better 
understand the dynamics of the area, the role that that 
they could play in transforming the area, and to identify 
opportunities in timing, funding, and public-private 
collaboration to achieve desired outcomes.  

Madison’s Downtown, UW-Madison, and St. Marys and Meriter Hospitals lie directly to the north of the study 
area. Capturing new business development to serve these key generators and providing a range of housing 
opportunities for people to walk to work are key for future growth of the area. 
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While it is inevitable that South Madison will change, the depth 
and diversity of the input of the district alderpersons, 
neighborhood planning council, neighborhood associations, and 
business community will ultimately shape how such change is 
carried out. The South Madison Neighborhood Plan is just one of 
the many steps that will enable South side residents and business 
community members to be proactive. Above all, this mid-range 
plan (5 to 10 years) articulates a vision, goals, and a set of 
improvement projects that will transform the neighborhood into 
a more livable community to live, work, and to play.  

South Madison has a wealth of 
assets that make it an ideal place 
to live. 

 

Strategic Positioning for the Future 
South Madison is ripe for redevelopment. Its strategic location to 
the employment generators of the UW-Madison, St. Marys and 
Meriter Hospitals, and the heart of Madison’s Downtown as well 
as its accessibility to the West Beltline Highway makes it 
attractive for businesses. The South Park Street corridor has a 
range of small- to large-scale sites that will eventually change 
uses. It is critical to have a clear vision of the future, capturing 
the potential of economic growth, retention of key businesses, 
and tapping into specific market niches. 

Gathering places, such as the 
parks and open spaces, brings 
youth and adults together. 

 
Residents that have chosen South Madison to live recognize its 
many assets and its strategic location provides easy access to 
much of Madison. Improving the pedestrian movement in the 
neighborhood can only enhance the walk to work and/or live-
work environment that is already conducive to the area. In the 
future, it is envisioned that Park Street can function as a multi-
modal corridor (i.e., streetcar or trolley) linking with the 
University, hospitals and health care facilities, and Downtown 
Madison. Development of a possible commuter line on the 
Union Pacific rail corridor will make it a more accessible to 
residents and attractive for the business community. 
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The South Madison neighborhood associations want to remain 
proactive in shaping the direction of their neighborhoods. To 
help them accomplish this, the Madison Community 
Development Block Grant (CDBG) Commission designated 
South Madison (Census Tract 13 and part of Census Tract 14.01) 
to receive one year of planning services and two subsequent 
years of CDBG funding. The criteria used to select this 
neighborhood area was based on the percentage of low- and 
moderate-income population residing in the area, the willingness 
on the part of residents to develop a neighborhood plan, and the 
past successes of neighborhood-based organizations in executing 
neighborhood projects. 
 
In September of 2001, the Madison Common Council confirmed 
the appointment of a neighborhood-based steering committee to 
guide the planning process in South Madison. The South 
Madison Neighborhood Steering Committee (SMNSC) then set 
forth the framework for the planning process by:  
1) Identifying the major issues facing the neighborhood; 
2) Formulating strategies to achieve desired outcomes; and  
3) Setting the foundation for collaborative efforts between 

public and private sectors to help implement plan 
recommendations. 

 

Purpose of the Plan 
The purpose of the South Madison Neighborhood Plan is to 
provide general and specific recommendations that will enhance 
the quality of life for individuals who live and work within the 
planning area. The South Madison plan recommendations focus 
on preserving and improving residential areas, encouraging 
revitalization of commercial-industrial areas, enhancing park and 
open space areas, and improving safe pedestrian and vehicle 
movement across major corridors and to key destination points. 

 
The plan will function as the primary reference for neighborhood 
improvements, development, and revitalization efforts within the 
South Madison Planning Area. It is expected that detailed plans 
will be prepared to further the recommendations contained in 
this document. 
 

Neighborhood Plan Development 
The South Madison Neighborhood Plan was developed using a 
neighborhood-based planning process. A cross-section of 
residents, business representatives, and area stakeholders from 

Planning Milestones 
 
September '01: South Madison 
Neighborhood Steering Committee 
(SMNSC) appointed by then Mayor Bau
and confirmed by Madison C

man 
ommon 

ouncil. 

put on 
r the South Madison 

eighborhoods. 

 South side residents for neighborhood 
lan.  

d 
he Wingra Creek 

edevelopment area. 

 
enced at the State of 

isconsin level. 

eeting until 
nnexation issues are finalized. 

C
 
January '02: Public Forum to solicit in
priority issues fo
n
 
Spring '02: Wright Middle School classes 
survey
p
 
June '02: Award of Dane County BUILD 
(Better Urban Infill Development) Grant – 
Phase I of $25,000 to conduct market an
feasibility studies for t
R
 
June '02: Town of Madison Annexation
discussions comm
W
 
July '02: SMNSC discontinues m
a
 
November '02: City of Madison, City of 
Fitchburg, and Town of Madison agree
cooperative plan to

 on 
 submit to State of 

isconsin DOA. 

 
ies of Wingra 

reek Redevelopment area.  

A 
 

y of Fitchburg, and 
own of Madison.  

nalize South Madison Neighborhood Plan. 

 
nity stakeholders’ feedback on 

lan ideas. 

W
 
June '03: Award of Dane County BUILD 
Grant – Phase II grant of $25,000 to continue
redevelopment feasibility stud
C
 
December '03: The State of Wisconsin DO
approves cooperative agreement between
City of Madison, Cit
T
 
December '03: SMNSC resumes meetings to 
fi
 
January '04: Community-wide meetings and 
open houses are held to get neighborhoods’
and commu
p
 
February '04: Community open house to 
comment and discuss the South Madison 
Neighborhoods’ DRAFT Plan. Over 100 
individuals attend this meeting. 

Chapter 1: Planning Process, Outcome, and 
Timeline 
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Planning Milestones (continued) 
 
March '04: SMNSC begins to formulate top 
priorities and plan recommendations. 
 
March-April '04: Special planning sessions 
conducted with Capital View Heights 
Neighborhood Association to determine 
short- and long-term plan recommendations. 
 
April '04: Community-wide meetings and 
public forums are held to get essential 
feedback on priority plan recommendations 
from the larger community. 
 
April '04: Conducted special sessions with 
private property owners in the Bay Creek and 
Bram’s Addition neighborhoods to discuss 
proposed property rezoning. 
 
April '04: Badger-Ann-Park Committee 
begins to develop strategy for Villager Mall, 
Comstock site, and Lincoln Elementary 
School area. The committee allocates $1.3 
million of City funding to help spur 
revitalization efforts in this area. 
 
May-June '04: Interviewed Gilson Street 
business owners to determine short- and 
long-term business plans. 
 
June-July '04: Final Plan is developed and 
presented at a community open house. 
 
August '04: Wingra Creek BUILD 
Redevelopment Project Phase I and II market 
and feasibility studies begins. 
 
Fall '04: CDBG identifies potential projects 
to use $152,000 in earmarked funds. 
 
Winter '04: Adoption of South Madison 
Neighborhood Plan by the Madison Common 
Council.  

varying income, age, race, and housing tenure backgrounds was 
appointed by the Mayor and confirmed by the Common Council. 
This group, which was assembled to ensure that the plan would 
reflect the needs and aspirations of the community, provided 
significant input throughout the planning process. 
 
SMNSC’s major responsibility was to guide the preparation of 
the neighborhood plan. Besides identifying the major issues 
facing the neighborhood over the next 5-10 years, the 
neighborhood-based steering committee also identified the assets 
of the neighborhood, communicated with major stakeholders, 
and conducted community-wide meetings to solicit input on their 
preliminary and final recommendations. 
 
The planning process was conducted in five phases: 

Phase One: Determining Objectives 
Phase Two: Data Collection & Analysis 
Phase Three: Issue Identification & Goal Formation 
Phase Four: Plan Development 
Phase Five: Review and Adoption 

 
The South Madison Neighborhood Planning Process was a 
longer planning process than originally anticipated. A historical 
event occurred nine months into the process: negotiations 
commenced between the City of Madison, City of Fitchburg, and 
Town of Madison that would result in the dissolution of the 
Town of Madison over the next twenty years. It was determined 
that the planning process should resume after the final agreement 
was approved by the State of Wisconsin. SMNSC resumed its 
planning process in late December 2003 after a hiatus that lasted 
from July 2002 to December 2003.  
 

South Madison Planning Initiatives 
Early in the planning process, it was recognized that several 
other planning and/or project activities were underway or 
planned for in the greater South Madison area. The South 
Madison Plan provides the comprehensive framework for major 
improvements in the residential, commercial, and industrial 
areas. Many of the other plans will provide detailed strategy on 
how to accomplish the objectives highlighted in this document. 
Chapter 3 describes other planning initiatives that have been 
undertaken or underway on the South side.  

Neighborhood residents identified major 
assets and opportunities for the South 
side.  

 

Planning Process Outcome 
The South Madison Neighborhood Plan will serve as the 
comprehensive framework for future improvements on the South 
side. Neighborhood residents have identified the major issues 
facing the neighborhood, formulated strategies to achieve desired 
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outcomes, and have set the foundation for collaborative efforts 
between the public and private sectors to assist in implementing 
the plan recommendations. The implementation of plan 
recommendations will vary based upon existing resources, 
community support, and priority of need relative to other 
citywide planning initiatives. A summary of the top priority plan 
recommend actions are described in the South Madison 
Neighborhood Plan Summary Report (2004).  

The voices of South side youth was 
important in determining neighborhood 
improvements and enhancements. 

 

Neighborhood Plan Approval 
The South Madison Neighborhood Plan was introduced to the 
Madison Common Council on August 3, 2004. After City of 
Madison Board and Commission review, it was adopted as part 
of the City of Madison’s Master Plan on ______, 2004.  

Public forums generated input on the top 
priorities for neighborhood sub-areas. 

 

Future directions were debated on their 
merits for residents of today and the future. 
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Chapter 2: Neighborhood History, and 
Sub-Area Profiles

History 
The South Madison neighborhood is one of the 
oldest areas of the City. South Madison began as one 
of the City’s first platted suburbs. It was described in 
a 1902 article in the Wisconsin State Journal as a 
“suburban addition to the Capital City, beautifully 
located on the south shore of Monona Bay. It has a 
population of about 400, cosmopolitan in character.” 
The area became home to working and middle class 
families whose members walked to work on the 
isthmus by way of the Chicago & North Western 
Railroad tracks. 
 

The Bancroft Dairy bar (Morningstar Dairy site) was a 
popular place until it closed in the late 1960s. (Photo 
courtesy of Wisconsin Historical Society) 

As do so many urban neighborhoods, South Madison 
has evolved. Some landmarks from the early years 
remain. The former dairy at Fish Hatchery and Park 
Streets, started by the Bancroft family in the 1920s, 
was one of many that delivered bottled milk daily to 
Madison homes and shops before sunrise. 
Neighborhood resident Mary Ann Opelt’s fondest 
memories are of the dairy. The ice cream parlor and 
soda fountain, closed in 1967, “was a very popular place for high 
school kids, and families,” she reminisces. Ice cream was sold at 
the dairy until 1969.  

Tourists came by car and train from all 
over the country in the 1880s to participate 
in educational “Chautauquas” (now Olin-
Turville Park). 

 
Around 1950 the South Madison Neighborhood Center on Taft 
Street was established (on the site of what now is the Boys and 
Girls Club), as South Madison and its residents developed a 
sense of identity. The University of Wisconsin Arboretum, Olin-
Turville Park, and Wingra Creek, with its turtles and herons, all 
remain to provide tranquility in the center of a busy city. 
 
Many places and landmarks in South Madison are gone. A sand 
ridge, Dead Man’s Hill, rose south of today’s Haywood Drive 
and held Indian mounds and the remains of some early settlers. It 
was leveled at the turn of the century to be used as fill for low-
lying areas, as was Richmond Hill, where Romnes Apartments 
for the elderly now stands. A sanitarium converted to the 
Lakeside House hotel in what is now Olin Park drew tourists 
from as far away as St. Louis, but burned to the ground in 1897. 
The Monona Lake Assembly, in tents in Olin Park, had a 
national reputation in the early 1900s and drew 15,000 people 
each summer to swim, play, listen to live musical performances, 
and hear inspirational, intellectual, and political lectures.  St. Martins House has been serving 

neighborhood residents for decades. (Photo 
courtesy of Catholic Multicultural Center) 

 
More recently, the A&P grocery store on South Park Street 
became the Post Office; the K-Mart on Ann Street is now a 
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building materials supplier; the Bob White Candy Company on 
East Olin Avenue is gone, but the nearby Eddie’s Wonder Bar, a 
favorite of gangsters on their way from Chicago to the north 
woods in the 1930s, remains as a tavern. Additional recent 
changes include: 
• Construction of the Dane County Forum in 1963 (rebuilt as 

the Exhibition Hall in 1995) 
• Construction of the Dane County Coliseum in 1967 

(subsequently renamed the Alliant Energy Center) 
• Construction of Madison Fire Department Station #6 on 

West Badger Road in 1987 (replacing the old station at 
South Park Street and Fish Hatchery Road) 

• Construction of the South District Police Station on West 
Badger Road in 1987 (now occupied by Centro Hispano, an 
agency providing services to South Madison’s burgeoning 
Hispanic community) 

• Remodeling of Burr Oaks Bowl to Harambee Health and 
Family Center at Villager Mall in 1995 

• Construction of James Coleman Wright Middle School on 
Fish Hatchery Road in 1997 

• Construction of the Boys and Girls Club teen addition 
(former South Madison Neighborhood Center) on Taft Street 
in 2001 

• Construction of the Catholic Multicultural Center on Beld 
Street in 2002 (replacing St. Martin House) 

• Construction of the new South District Police Station on 
Hughes Place in 2002 

• Demolition of the Olin Avenue Bridge to create a street level 
crossing on West Olin Avenue in 2003 

• Construction of a new and larger Mt. Zion Church on Baird 
Street in 2004 

 
Some landmarks of the past are gone, but remain clear in the 
memories of South Madison residents and neighborhood 
activists. Many local residents have memories of the area dating 
back over half a century. Longtime activist Richard Harris, PhD 
remembers the 1930s and 1940s when parts of South Madison 
were still a swamp, while resident Jewell Freeman remembers 
the late 1940s and early 1950s when a trailer camp was located 
at the corner of South Park Street and West Badger Road. It was 
a mixture of “dogs, mud, weeds and everything else,” she 
remembers. Ben Parks came to Madison in 1953. He remembers 
the outhouses in the neighborhood because people did not yet 
have indoor plumbing. Melba McShan remembers neighbors 
raising chickens and pigs in South Madison back when Bram’s 
Addition was an outlying area commonly known as ‘Hell’s Half-
Acre.’  
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While the settlement of South Madison began late in the 19th 
century, it was hastened by the destruction of the Greenbush 
neighborhood, (“the Bush”), bulldozed in the late 1950s as 
Urban Renewal came to Madison. Just north of South Madison, 
the Bush was an ethnic enclave where immigrants black, white, 
and Jewish from Eastern and Western Europe settled, in part 
because they were not welcome in other parts of Madison. The 
old ethnic neighborhood was replaced by spot clearance and 
redevelopment of land into a range of uses. Streets were paved; 
including curb, gutter, sidewalk and streetlight installation; storm 
and sanitary sewers were built, trees were planted, Penn Park 
was completely redeveloped, a tot-lot was built on Fisher Street, 
and a number of apartment complexes were built, many for those 
who had been displaced. The relocation of Greenbush 
community members caused a rapid increase in South Madison 
population. The construction of John Nolen Drive causeway in 
1966 increased the linkage of South Madison to downtown, 
further contributing to an increase in population and 
construction.  

Late 1960s view of Penn Park looking west to 
the UW Arboretum. Local contractor Clifford 
Penn built a private baseball park and special 
event site which drew spectators from all 
Madison for semi-pro and professional games. 
He sold the buildings to the City in 1953 and 
donated the land for use as ball fields.

Rev. Joe E. Dawson built Mt. Zion Baptist 
Church in 1959. Mt. Zion outgrew its home 
of 40 years and built a new church in 2004 
at the same location. (Photo courtesy of 
Mt. Zion Baptist Church) 

 
During the 1960s, the growing population created a demand for 
community facilities. Mt. Zion Baptist Church and St. Paul 
United Holiness Church were established in Bram’s Addition. 
Lincoln Middle (now Elementary) School, originally planned as 
Burr Oaks Junior High School, was built in the Burr Oaks 
neighborhood. St. Martin House, operated by the Catholic 
church for social service and religious purposes, was relocated to 
the South side from the northern end of Park Street. As mothers 
joined the workforce, childcare became an issue and Madison 
Day Care, now Child Development, Inc., was created by the 
community. 
 
The ethnic diversity of South Madison continues to this day. The 
area continues to welcome the newest immigrants to Madison. 
Between 1980 and 2000, the Hispanic population in South 
Madison increased by 660%, from 114 persons to 869 persons 
(U.S. Census). During the same period, the Asian population 
increased by 1,271%, from 65 persons to 891 
persons. Strolling past businesses on South 
Park Street, one can observe the ethnic 
restaurants that have opened over the past 
few years: Mexican, Japanese, Chinese, Lao. 
Many new businesses have replaced some of 
the gas stations that bus driver Noel Johnson 
remembers seeing as he drove a Madison bus 
down South Park Street. There are now five 
Asian food stores on the street and Hispanic 
grocery stores are beginning to appear.  
 
Resident Peaches Lacy remembers when the 
Park Plaza Shopping Center (now the 
Villager Mall) replaced a golf course in the 

Villager Mall was a vibrant shopping center in the 1970s. Major 
department stores and retail shops occupied the entire shopping mall. 
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1970s. “It was a really nice shopping center, with Borman’s 
Clothing store, a Rennebohm’s, Burr Oaks Bowl, a grocery store 
and other stores. You could get anything you needed there.” 
Today the shopping center remains, but its focus has shifted 
from primarily retail to human services with a smaller retail 
component, including the Dane County Department of Human 
Services, the Harambee Health and Family Center, the South 
Madison Branch of the Madison Public Library, and facilities 
operated by UW-Madison, Edgewood College, and Madison 
Area Technical College. 
 
The historic richness of the diversity of South Madison residents 
is shared with the city as a whole, whether through restaurants, 
grocery stores, ethnic festivals, or simply the opportunity to meet 
and work with people with a variety of life experiences. 

Sub-Area Profiles 
The planning area contains multiple 
neighborhoods that vary in age, 
character, and composition. Four 
neighborhood associations lie within 
the planning boundaries: Bay Creek, 
Bram’s Addition, Burr Oaks, and 
Capital View Heights. One resident 
association, Romnes Apartment 
Association, also provides resident-
based representation from the diverse 
population living in a public housing 
complex. Map 3 depicts neighborhood 
association boundaries. The South 
Metropolitan Planning Council, a 
coalition of neighborhood associations, 
is the umbrella organization that 
coalesces broader neighborhood issues 
in the area (but their boundaries are 
larger than the planning area). 
Moreover, the South Metropolitan 
Business Association and Park Street 
Partners are also major stakeholders in 
the revitalization of South Park Street 
business corridor.  
 
A brief profile of the residential and 
commercial-industrial areas follows. 
Appendix A and B contains statistical 
data and thematic maps of the planning 
area. 

 
Map 3: South Madison Neighborhood and Resident Associations 
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General Description of Residential Areas  
 

Bay Creek 
 
Description of Area:  

Predominantly single-family residential. 
Small neighborhood commercial district on 
Lakeside Street. Industrial area on Gilson 
Street south of West Olin Avenue. 

 
Major Features:  
 Franklin Elementary School, Bernie’s  
 Beach. 
 
Neighborhood Association: Bay Creek. 
 
Neighborhood Facts: 
 Acres: 372  
 Estimated Population (2000): 2,572 

persons 
 Jurisdiction: City of Madison.  
 
Housing Facts:  
 827 total residential structures:  
 673 single-family units,  
 85 two-unit structures,  
 69 three or more unit structures.  
 
Housing Tenure:  
 77% owner-occupied,  
 23% renter-occupied.  
 
 Median Value of Single-Family Unit (2003): 
 $130,900. 

 

Burr Oaks 
 
Description of Area:  

Single-family homes located primarily north of 
Magnolia Lane. Multi-family residential 
clustered directly north and south of Badger 
Road. Villager Mall and smaller commercial 
enterprises abut South Park Street. Industrial 
and commercial uses located along Ann Street 
area.  

 
Major Features:  

Lincoln Elementary School, South District 
Police Headquarters, Fire Station #6, 
Harambee, South Madison Branch Library.  

 
Neighborhood Association: Burr Oaks.  
 
Neighborhood Facts: 
 Acres: 225  
 Estimated Population: 2,173 persons  
 Jurisdiction: City of Madison  
 and Town of Madison. 
 
Housing Facts:  
 184 total housing structures:  
 91 single-family unit structures, 
 0 two-unit structures,  
 93 three or more unit structures.  
 
Housing Tenure:  
 53% owner-occupied,  
 47% renter-occupied.  
 
Median Value of Single-Family (2003): 
 $111,800.  
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Bram’s Addition 
 
Description of Area:  

Predominantly single-family residential. 
Several public housing complexes within 
the neighborhood. Major service providers 
located in the area. 

 
Major Features: Boys & Girls Club, Catholic 
Multicultural Center, Penn Park, Mt. Zion Church.  
 
Neighborhood Association: Bram’s Addition. 
 
Neighborhood Facts: 
 Acres: 79  
 Estimated Population (2000): 964 persons 
 Jurisdiction: City of Madison.  
 
Housing Facts:  
 174 total housing units:  
 138 single-family units,  
 24 two-unit structures,  
 12 three or more unit structures.  
 
Housing Tenure:  
 59% owner-occupied,  
 41% renter-occupied. 
  
Median Value of Single-Family (2003):  
 $90,400.  

 

Capital View Heights 
 
Description of Area:  

Predominantly single-family area with multi-
family housing located on Sunny Meade Lane 
and North Rusk Avenue. No commercial uses 
are sited in the neighborhood, however, Alliant 
Energy Center and West Beltline business abut 
the area. Quann Park is located directly to the 
northeast of the area. 

 
Major Features: Lyckberg Park, Quann Park.  
 
Neighborhood Association: Capitol View Heights. 
 
Neighborhood Facts: 
 Acres: 41  
 Estimated Population: 568 persons 
 Jurisdiction: City of Madison  
 and Town of Madison. 
 
Housing Facts:  
 81 total housing structures:  
 70 single-family unit structures,  
 1 two-unit structure,  
 10 three or more unit structures.  
 
Housing Tenure:  
 83% owner-occupied,  
 17% renter-occupied. 
  
Median Value of Single-Family (2003):  
 $92,800.  
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General Description of Commercial and Industrial Areas  
 

 15

Badger-Ann Commercial Area 
 
Description of Area:  

Ann Street is a frontage road north of  
the West Beltline Highway, containing 
a mix of commercial and industrial 
uses, with a large apartment complex 
in the center.  

 
Access Points:  

Fish Hatchery Road, South Park Street  
 
Traffic Counts: (vehicles per day) 

3,300 - Ann Street.  
10,500 - West Badger Road.  

 
Business Facts:  

Acres: 22  
No. of Businesses: 18  
Jurisdiction: City of Madison. 

 
List of Businesses: Genetel, Neoclone 
Biotechnologies International, Hoffman 
Chemical & Supply Company, ABC Supply 
Company, Wisconsin Deferred Compensation, 
LTCI Partners, Murphy Michael, Southview 
Apartments, Expo Inn, DNS Janitorial 
Services, United Rentals, Metabolic Analysis 
Labs Inc., Steamfitters Local Union, Custom 
Synthesis Services, Kendrick Laboratories, Inc. 
Public Retirement, Allergen Reduction Inc., 
and Newcomer Supply. 
 
SIC Classification: 11.1% manufacturing, 
5.6% wholesale trade, 5.6% retail trade, 22.2% 
finance/insurance/real estate, 38.9% service 
industries, 5.6% public administration, and 
11.1% not classified.  
 

 

Fish Hatchery Road Corridor  
 
Description of Area:  

Fish Hatchery Road is a 1 ½ mile arterial 
street. Uses range from single-family and 
multi-family residential on the northern and 
southern ends of the corridor. Public uses 
(UW-Arboretum and Midvale School), medical 
facilities, and commercial-industrial uses are 
located on the transportation corridor. 

 
Access Points: South Park Street, West Wingra Drive, 
West Badger Road and the West Beltline Highway.  
 
Traffic Counts: (vehicles per day) 

31,350 - north of Wingra Drive;  
29,400 - south of Wingra Drive;  
33,900 - between Carter and Martin Streets;  
42,950 - south of West Badger Road.  

 
Business Facts: 

Acres: 131  
No. of Businesses: 37  
Jurisdiction: City of Madison 

 
List of Businesses: Sweeney Construction 
Corporation, Dane County Highway Department, Agri-
View, Capital Newspapers, Madison.com, Nursing 
Matters, Aljan Company, Madison Recycling Center, 
PDQ Food Stores (2), Yang’s Oriental Market, Kam 
Imports, UB Motors, Sergenian’s Floor Coverings, 
Jonny Thumb’s Sub Station, Parkway Family 
Restaurant, Pizza Pit, Little Big Load, Ad World, 
Wheels For You, Professional Pest Control, U-Haul 
Company, U Save Auto Rental, Toby’s Shop, Ace 
Wrenching, J & R Auto Service,Turn Two Auto 
Repair, Jiffy Lube, Dean Medical Center, St. Marys 
Care Center, James C. Wright Middle School, 
Carpenters Apprenticeship, Northern Wisconsin 
Regional, Evjue Foundation Inc., MNI Direct 
Marketing Services, Madison Town Hall Office, and 
Rockford Technical Systems Inc.  
 
SIC Classification: 5.4% construction industries, 
13.5% manufacturing, 2.7% wholesale trade, 24.3% 
retail trade, 48.6% service industries, 2.7% public 
administration, and 2.7% not classified.  
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Park Street Corridor  
 (North of Wingra Creek) 
 
Description of Area:  

Close proximity to Downtown. It has a 
number of bars, restaurants, and gas 
stations as well as beauty salons and 
barbershops. Meriter Hospital and related 
medical buildings are at the busy 
intersection of Park and Regent Streets. It 
is a major bus route with stops at the 
hospital and other major destinations.  

 
Access Points:  

Regent Street, West Washington Avenue, 
Fish Hatchery Road, West Olin Avenue, 
West Wingra Drive. 

 
Traffic Counts:  

34,550 vehicles per day south of Regent 
Street; 49,000 vehicles per day between 
West Washington Avenue and Drake 
Street; 48,100 between Haywood Drive 
and Fish Hatchery Road; 28,100 vehicles 
per day between Fish Hatchery Road and 
West Olin Avenue; 25,650 vehicles per 
day between West Olin Avenue and Beld 
Street; 24,750 vehicles per day between 
Beld Street and Wingra Creek.  

 
Business Facts: 
  Acres: 77  
  No. of Businesses: 96  
  Jurisdiction: City of Madison 
 
SIC Classification: 
1% construction, 4.2% manufacturing, 1% 
transportation/communication/utilities, 4.2% 
wholesale trade, 41.7% retail trade, 6.3% 
finance/insurance/real estate, and 41.7% service 
industries. 
 
 

 
 

List of Businesses:  
Jacobs Electric Inc., Morningstar Foods (now vacant), 
Union Labor News, Insty-Prints, Mayland Printing 
Company, Ryan Brothers Ambulance Service, Lifeline-
Meriter Hospital, Walgreens Health Initiatives, J & K 
Communications, Johnson Brothers Coffee 
Corporation, Quality Ace Hardware, Asian Midway 
Foods, Oriental Food Mart, Kohl’s Food Store, Lane’s 
Bakery & Gift Shop, Oriental Shop, Acme Car, Dee’s 
Amoco, Park Street Mini Mart, Clark Retail, Movin’ 
Shoes, University Audio Repair, DNA Star Inc., 
Typetronics, La Hacienda Restaurant, Oriental Wak, 
Curve, I’m Here, Famous Dave’s Bar-B-Que, Josie’s 
Spaghetti House, American Lunch Inc., Jade Garden, 
Vientiane Inn, Taj House, Arby’s, Bennett’s On the 
Park, Rustic Tavern, Klinic, Dudley’s Madison Labor 
Temple Lounge, Atomic Interiors, Madison Church 
Supply, Para-Bills Inc., George’s Flowers Inc., Grant 
Electronics Inc., Madison Typewriter & Business 
Machines, Morfey’s Limbs & Braces Inc., Andrew 
Balkin Editions, Beltone Hearing Aid Center, Bob’s 
Ball Park, Park Bank, Money Mart, Western Union, 
Discount Commodity Inc., State Farm Insurance, 
Gorman & Company, Herbert Yee’s Laundry, 12 Roses 
Hair Design, En-Vogue Hair Design, Head Quarters, 
Rick Roffler’s Family Hair Salon, Wayne’s Barber 
Shop, Arlan’s Hair Designs, Park Street Shoe Repair, H 
& Block Inc., Kneaded Relief Therapeutic Day, 
Northern Building Maintenance, Landman Interactive, 
All Secure, Sarko Building Inspection Inc., Enterprise 
Rent A Car, Ideal Body Shop, Renew Auto Body, 
Midas Auto Systems Experts, Hansen’s Auto Service 
Center, Judd’s Radiator Service, Octopus Car Washes, 
Valvoline Instant Oil Change, Jacobs Light House Inc., 
Grant Communications, J & K Lock and Security Pros, 
Madison Medical Center, First Choice Dental Group, 
UW Health Physicians Plus, Meriter Hospital US Army 
Reserve Hospital, Williams Dental Lab Inc., 
Unemployment Compensation, Space Place, Energy 
Assistance-Dane County, Women’s Transit Authority, 
Ginger Ail, South Central Federation-Labor, and 
Project Bootstrap. 
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Park Street Corridor  
 (South of Wingra Creek) 
 
Description of Area:  

Mainly retail and service businesses are 
located along this busy strip. Several 
ethnic restaurants and groceries are 
located here. Villager Mall anchors the 
southern end. Public services are 
prevalent: Madison South Police District, 
Madison Fire Station #6, South Madison 
Branch Library, South Madison Health & 
Family Center, Dane County Human 
Services, and others. This area also 
includes the South Transfer Point, where 
a number of Madison metro buses stop 
and passengers transfer from one line to 
another.  

 
Access Points:  

Wingra Drive, Beld Street, West Badger 
Road, West Beltline Highway.  

 
Traffic Counts:  

30,550 vehicles between Wingra Drive 
and Beld Street; 35,350 vehicles per day 
north of West Badger Road; 33,600 
vehicles per day between West Badger 
Road and West Beltline Highway.  

 
Business Facts: 
  Acres: 71  
  No. of Businesses: 65  
  Jurisdiction: City of Madison  
  and Town of Madison.  
 

 
List of Businesses:  
Mountain 
Landscape Design, 
ABC Seamless 
Siding, First 
General Services 
of Madison, 
Mobile Pallet, 
Accurate Heating 
& Cooling, 
McGinn Bindery, 

QED International Corporation, Harris Travel 
Agency, All Metal Recycling, Home Specialists, 
Mobile Mulches, Open Pantry Food Mart, Yue-Wah 
Oriental Foods, Thorstad Chevrolet Inc., Thorstad 
Chevrolet Geo Used, GTC Auto Parts, Comstock 
Firestone, Eldorado Tire of Wisconsin, Francois Oil 
Company/Citgo Quik, Park Street Mobil, Villagers 
Sports Town, Taco Bell, El Pastor, McDonald’s, 
Burger King, Walgreens Drug Store, Community 
Thrift Store Inc., St. Vincent De Paul Store, Mister 
Money USA, Madison Telecom Inc., National 
Pedorthic Services, K Beauty Supply, Park Bank, 
Madison’s Cash Express, Equity Property 
Management, Wisconsin Management Company, 
Wayne Joseph Corporation, Robert Cox Realty, 
Condo Shoppe, VIP Nails, Motown Beauty Supply, 
Jackson Hewitt Tax Services, Clean Power, Color 
Tyme Inc., Thorstad Leasing Inc., Capital Studios, 
Dashed Recordings & Production, Park Street 
Garage, Bernie Wedig’s Auto Service, Box Office 
Video, E & N Training, Madison Community Health 
Center, Work & Learning Center, South Madison 
Library, Planned Parenthood, Thomas & Associates, 
ACS Clinic, Attic Correctional Services Inc., Family 
Enhancement, Madison Innercity Council, Winrs for 
Christ Inc., South Madison Health & Family, CESA, 
and Dane County Human Services Department. 
 
SIC Classification:  
7.7% construction industries, 4.6% manufacturing, 
1.5% transportation/communication/utilities, 1.5% 
wholesale trade, 35.4% retail trade, 10.8% 
finance/insurance/real estate, 33.8% service 
industries, and 4.6% public administration.

 



 

Culmen Industrial Area 
 
Description of Area:  

A one-block long street which dead ends 
at railroad tracks.  

 
Major Features:  

Directly off of Fish Hatchery Road. Rail 
access.  

 
Business Facts: 

Acres: 21  
Number of Businesses: 8  
Jurisdiction: City of Madison  
and Town of Madison.  

 
 
List of Businesses:  
Stephenson Tree Care Inc., Oberg Mechanical 
Inc., P J Schleicher Excavating, Oakwood 
Services Limited, Evergreen Transportation 
Corporation, Tubes’n Hoses of Madison, Stefan 
Mittler Monuments Inc., and Abjalene Auto 
Repair. 
 
SIC Classification:  
12.5% agricultural services, 25% construction 
industries, 12.5% manufacturing, 12.5% 
transportation/communication/utilities, 12.5% 
wholesale trade, 12.5% retail trade, and 12.5% 
service industries. 
 
 
 
 

 

Gilson Industrial Area 
 
Description of Area:  

Predominantly one-story buildings built 
in the 1950s. Surrounded by residential 
uses on north, south, and west and public 
park on east.  

 
Major Features:  

Access to two rail lines.  
 
Business Facts: 

Acres: 13  
Number of Businesses: 18  
Jurisdiction: City of Madison. 

 
List of Businesses:  
Busker Construction Company, Morgan 
Plumbing Company, Not Just Kitchens, Tilsen 
Roofing Company, Durfee Roofing Company, 
Madison Taxi, ACS-Madison Taxi, Ellis 
Wholesale Inc., AKO Custom Carpet Design, R E 
Golden Produce, Kendrick Group, Miller’s Eats 
& Treats, Tropical Fish World, Miller’s Ice 
Service, Style & Grace Salon, Badger Contractors 
Rental, Exogenic Systems, and Abode.  
 
SIC Classification:  
27.8% construction industries, 11.1% 
transportation/communication/utilities, 16.7% 
wholesale trade, 22.2% retail trade, 16.7% service 
industries, and 5.6% not classified.  
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Chapter 3: Recent Planning Activities and 
Investments 

South Madison Planning Activities 
It is important in any planning process to identify other planning 
processes and/or project initiatives within the planning area. The 
Greater South Madison area has had several planning initiatives 
undertaken over the last three years. Because the geographic area 
is split between two jurisdictions, City of Madison and Town of 
Madison, short-range and long-range plans have been prepared 
to address the economic development, housing, land use, parks 
and open space, and transportation issues by the respective 
jurisdictions. In an historic event, the City of Madison, City of 
Fitchburg, and Town of Madison have signed a cooperative 
boundary agreement that would dissolve the Town of Madison 
over the next twenty years. A summary of planning activities 
that have been undertaken in the last three years in the South 
Madison area is found below. (See Map 4.) 
 
Town of Madison Neighborhood Revitalization Strategy Area 
Plan (2001). A portion of this plan assesses redevelopment 
potential, infrastructure improvements, and streetscape 
improvements at the northeast corner of South Park Street and 
West Badger Road intersection, Madison Mobile Home Park 
area, and Nygaard Street area. Contact: Rick Rose, Town of 
Madison. Telephone: (608) 210-7260. Email: 
roser@town.madison.wi.us  
 
Park Street Revitalization: Possibilities to Reality Report 
(2001). A report that supports a vision for South Park Street. The 
report divides the Park Street corridor into four revitalization 
nodes (from Lake Mendota to West Beltline) and identifies 
public-private investment opportunities within the districts. 
Contact: Jean Nielsen, South Metropolitan Planning Council. 
Telephone: (608) 260-8078. Email: smpc@terracom.net  
 
Penn Park Master Plan (2002). The master plan identifies near-
term and long-term park improvements for Penn Park. The City 
of Madison Parks Division budget and a $35,000 grant provided 
initial funds to improve priority projects. Contact: Si Widstrand, 
Madison Parks Division. Telephone: (608) 266-4711. Email: 
swidstrand@cityofmadison.com  
 
Town of Madison Site Redevelopment Strategy and Concept 
Plan (2002). The plan identifies potential redevelopment sites 
and proposed land uses along the South Park Street corridor. 
Contact: Rick Rose, Town of Madison. Telephone: (608) 210-
7260. Email: roser@town.madison.wi.us  
 
City of Madison, City of Fitchburg and Town of Madison 
Cooperative Plan (2003). The plan establishes a new permanent 
boundary between Fitchburg and Madison and will result in the 
eventual dissolution of the Town of Madison at the end of the 

Map 4: South Madison Planning Activities 
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protected period (up to 20 years). Contact: City of Madison 
Attorney’s Office. Telephone: (608) 266-4511. Email: 
attorney@cityofmadison.com  
 
Wingra Creek Parkway Master Plan (2004). The Wingra Creek 
Parkway Master Plan addresses environmental concerns and 
recreational opportunities for Wingra Creek from Fish Hatchery 
Road to Olin-Turville Park. The Master Plan identifies 
improvements to be undertaken from 2004 to 2008. Contact: 
Genesis Steinhorst, City of Madison, Engineering Division. 
Telephone: (608) 266-4059. Email: 
gsteinhorst@cityofmadison.com  
 
Urban Design Guidelines for Park Street Corridor (2004). A 
set of design guidelines for private properties and public 
streetscapes from Lake Mendota to West Beltline Highway. 
Contact: Archie Nicolette, City of Madison, Department of 
Planning & Development. Telephone: (608) 266-4635. Email: 
anicolette@cityofmadison.com  
 
Tax Incremental Finance (TIF) District 26. An amendment to 
the original TIF district will allow capital improvements along 
South Park Street (from West Johnson Street to Haywood Drive) 
that lie within TIF (Tax Incremental Financing) District 26. 
Streetscape amenities are planned. TIF district expires in 
September 2006. Contact: Joe Gromacki, City of Madison, 
Community & Economic Development Unit. Telephone: (608) 
266-4222. Email: jgromacki@cityofmadison.com  
 
Badger-Ann-Park Street Redevelopment Report (2004). 
Redevelopment and revitalization strategies for the properties 
lying along Ann Street-Badger Road-Park Street area. $2.5 
million was allocated in the 2004 City of Madison budget to 
initiate redevelopment strategies for two South side areas. 
Contact: Hickory Hurie, City of Madison, Department of 
Planning & Development. Telephone: (608) 267-0740. Email: 
hhurie@cityofmadison.com  
 
South Madison Neighborhood Plan (2004). Mid-range plan that 
identifies public and private improvements in the areas of Bay 
Creek, Bram’s Addition, Burr Oaks, and Capitol View Heights 
neighborhoods. Contact: Jule Stroick, City of Madison, 
Department of Planning & Development. Telephone: (608) 266-
4635. Email: jstroick@cityofmadison.com  
 
Wingra Creek BUILD I and II (Better Urban Infill 
Development) Report (2004). Conceptual designs, market 
feasibility study, and redevelopment assessment strategies of the 
properties bounded by South Park Street on the east, West 
Wingra Drive on the south, and Fish Hatchery Road on the west 
and north. Contact: Jule Stroick, City of Madison, Department of 
Planning & Development. Telephone: (608) 266-4635. Email: 
jstroick@cityofmadison.comm  
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South side Institutional Investments 

Mt. Zion Baptist Church recently completed its 
$3 million building. Church leaders reaffirmed 
their commitment to the South side by staying 
in the neighborhood. 

South Madison has experienced recent investments by South side 
institutions in the last few years. 
 
1. Mt. Zion Baptist Church. Mt. Zion Baptist church was 

relocated to Fisher Street during the 1960s as its membership 
grew and moved from “the Bush” to South Madison. On 
August 29, 2004, a $3 million building totaling 35,000 
square feet was opened. Phase I includes a new narthex, 
sanctuary and balcony, with a seating capacity of 500 
people, and lower level classrooms, administrative offices, a 
library/computer lab and support spaces. The facility will 
serve as a place of worship and social gathering place. It will 
also be used to operate health, bereavement and other 
ministries, faith-based programs, and other programs such as 
tutoring, mentoring, adult education, and alcohol and drug 
treatment. Phase II will also cost $3 million and will include 
a family life center, a fellowship hall, and offices that will 
house numerous ministries serving the community.  

The Catholic Multicultural Center provides a 
host of neighborhood services: evening meals, 
food pantry, job placement, and computer 
classes. Outreach to the Southeast Asian 
population is one of their new focal areas. 

 
2. Catholic Multicultural Center. In 1946, St. Martin House 

was established by the Catholic Church for outreach to 
Madison’s African-American community. In 1970, the 
Catholic Diocese established a special office, Centro 
Guadalupe Pastoral Center, to serve Hispanic population in 
Madison. On the 25th anniversary of the founding of the 
Guadalupe Pastoral Center, a building was planned to 
replace the existing outgrown, outdated facility. The 
Catholic Multicultural Center was rebuilt in 2002 at a cost of 
$3.2 million. The Center offers evening meals three times a 
week. In addition, it provides the following community 
services: pastoral services, a community nurse, children’s 
programs, job placement and legal services, computers, 
classes in English, and Spanish, a food pantry, and clothing 
for job interviews. The facility also offers meeting spaces for 
neighborhood or community activities at no fee. The 
Catholic Multicultural Center is also planning to begin 
outreach to the Southeast Asian community living on the 
South side.  

The community room at South Police District 
Station is used frequently by neighborhood-
based organizations. 

 
3. South Police District. The South side was the first 

geographic area of Madison to have its own district police 
station. Initially, it was housed in a building rented from a 
private developer. However, the needs outstripped the size of 
that facility and in 2002, a new facility was completed at 825 
Hughes Place at a cost of $1.5 million. The station contains 
offices and support spaces for detective and patrol divisions, 
supervisory personnel, and administrative staff. The building 
also contains a large meeting room for community use. 
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4. Boys and Girls Club. In 2001, the Boys and Girls Club of 
Dane County invested $500,000 to expand their facility by 
7,000-8,000 square feet. New space was targeted toward 
educational purposes: classrooms for tutoring and studying, 
a teen hall for activities and recreation, and a library. In 
2002, the Boys & Girls Club spent $125,000 to remodel its 
kitchen. The Club serves 150-200 meals daily and its kitchen 
is also used for cultural and community events such as health 
fairs, energy fairs, and banquets held not only by the club 
itself, but also by community groups including Mt. Zion 
Baptist Church and Centro Hispano. In 2003, the Boys and 
Girls Club spent $30,000 to upgrade its playground that is 
used by the Boys and Girls Club, Child Development Inc. 
Daycare, and neighborhood children. 

The Boys & Girls Club of Dane 
County is a focal place for youth 
activity. 

 

Quality design and materials are 
essential to the image of the South 
side.  

5. South Transfer Station. In 1998, the South Transfer Station 
was completed at a cost of over $900,000. It was the most 
costly of the four transfer points, due to its unique design. 
Located on the northwest corner of West Badger Road and 
South Park Street, its design and clock tower were created to 
emphasize its gateway location to the City. The transfer 
point and restructuring of bus routing resulted in better bus 
service. The landscaped greenspace has also become a 
gathering spot, with Madison Metro staff reporting 
picnicking on the grounds.  

 
6. Lincoln Elementary School. Several recent reinvestments 

have been made to Lincoln Elementary School. In 2001, a 
six-classroom addition was constructed at a cost of $675,000 
to accommodate the growing number of students in the 
Lincoln-Midvale campus. In 2004, a parking lot drop-off 
loop was built at a cost of $124,000 to increase safety for 
children when boarding school buses. Also, playground 
equipment was relocated to allow for a proposed splash park 
and the asphalt playground was enlarged to accommodate 
Madison Municipal School District’s Peaceful Playground 
program.  

Lincoln Elementary School 
improvements, such as the new 
playground area, has provided an 
enriching place for children.  

7. Fire Station #6. In 1987 the old Fire Station #6 at the 
intersection of South Park Street and Fish Hatchery Road 
closed and a brand new Fire Station #6 opened at 825 West 
Badger Road. The new station cost $818,938 to build. It is 
centrally located on the South side, and has easy access to 
the West Beltline Highway. This 9,900 square foot brick 
building houses the City's core HazMat (hazardous 
materials) team and includes a large community room used 
for both in-house and community training. The community 
room is available by reservation to nonprofit organizations 
when not in use by the Fire Department. 

Fire Station #6 was relocated to its 
new Badger Road location to 
provide better service, particularly 
to the densely populated Badger 
Road corridor. 
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 Chapter 4: Opportunity Analysis 
South Madison Opportunities 
Analysis 

Strengthening the market for 
ethnically, diverse stores would create 
a unique market niche. 

Neighborhoods are dynamic, complex systems that are in the 
process of change, some gradually and others rapidly, depending 
upon a variety of factors. At the present, there is tremendous 
momentum occurring in South Madison to revitalize the South 
Park Street corridor and to enhance and upgrade the various 
residential neighborhoods, parks and open spaces, shopping 
areas, and anchor institutions. South Madison neighborhoods are 
undoubtedly vibrant culturally, economically, and as well as 
recreationally. To build upon these rich attributes - the people, 
natural resources, and location amenities - underscores the 
potential to improve the sense of identity of the South Madison 
neighborhoods. However, for such change to occur, public and 
private support will be required to alter the character of the 
South side. To better understand the intricacies of the South side 
neighborhoods, it is important to visually map the physical and 
other significant features that influence the past and present 
workings of the South side neighborhoods.  
 

South Madison: A Locational 
Overview 

South Park Street is a prominent 
connection from the  West Beltline to 
the Downtown, UW-Madison, local 
hospitals, and among residential 
neighborhoods. 

South Park Street is the central gateway to the South side 
neighborhoods. It is the major entrance to Downtown Madison, 
UW-Madison campus, St. Marys and Meriter Hospitals, and 
other local medical facilities. The South Park Street-West 
Badger Road intersection is a prominent, visual location for 
those entering Madison from the south. 
 
The South Madison study area is divided north-south by Wingra 
Creek. Two residential nodes/neighborhood are located to the 
north and south side of the creek. These two distinctly different 
areas have their own character and personality. South of the 
creek, the neighborhoods are more racially diverse, though the 
neighborhoods have a strong sense of character. North of the 
creek, the area is strongly influenced by the health care facilities 
in addition to the University campus.  
 
South Madison is split between two municipal jurisdiction: City 
of Madison and Town of Madison.  Two separate municipal 
governments regulated the build-up of the area over time. 
Different development land use patterns as well as infrastructure 
network (i.e., sidewalks) are apparent depending on the 
jurisdiction. 
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Map 5: South Madison Opportunities Analysis 

Major Barriers 

South Park Street is an arterial street that 
carries 40,000-50,000 vehicles daily. Safe 
crossings at key intersections is critical in 
promoting pedestrian-oriented shopping areas.

Physical Barriers 
Natural and physical barriers have greatly influenced the various 
linkages that interconnect the four neighborhood areas. (See 
Map 5.) 
 
• The South Madison study area has strong, well-defined 

edges. The West Beltline Highway on the south, Fish 
Hatchery Road on the west, and John Nolen Drive on the 
east create explicit, impenetrable barriers, especially to 
pedestrian movement.  

• While the majority of the neighborhoods have good north-
south transportation connections, the east-west connections 
are inadequate. These physical barriers, in connection with 
the other major arterial street systems, create an environment 
where neighborhoods are not connected with one another, 
creating the potential for isolation. 

• The Union Pacific Railroad line, running north-south in the 
eastern section of the neighborhoods, is another strong edge 
due to its elevated grade, which, transverses the 
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The Union Pacific Railroad track is 
one of the barriers for east-west 
connections between South side 
neighborhoods.  

neighborhood from West Badger Road to West Olin Avenue. 
Within this 1.1 mile distance, there are only two points for 
pedestrians to cross and only one point for vehicles to cross 
in the east-west direction. 

• Wingra Creek, a navigable waterway, runs east west, parallel 
to West Wingra Drive. Since pedestrians transverse South 
Park Street to access the abundance of goods and services 
available to them, an ongoing conflict remains between 
vehicular traffic and pedestrian traffic throughout the length 
of the South Park Street corridor. 

Political - Social Barriers 
South Madison is located within two distinct jurisdictions: City 
of Madison and Town of Madison. For the most part, 
neighborhood residents, the local business community, and the 
Madison and Dane County region are oblivious to the 
differences in past and current governmental policies, services, 
and priorities that have influenced the growth on the south side. 
However: 

Several streets do not have 
sidewalks, leaving pedestrians 
without a safe place to walk.  

 
• The difference in multiple jurisdictions, between the City of 

Madison and Town of Madison, have created difference in 
the land use planning, capital improvements, and delivery of 
services.  

• Perceptions of the South side of Madison - that of being 
higher crime, lower income households, risky business 
ventures - has hampered the reinvestment in a vibrant 
community. 

St. Marys is a major institution 
located just to the north of the 
planning area. It is one of the major 
employers and its employees 
purchase goods and services in the 
area.  

• Fast growth of racial and ethnic groups -Southeast Asian and 
Hispanic - has created language barriers for individuals in 
the areas of business development, education, services, and 
housing.  

 

Major Opportunities 
• South Park Street is the southern entrance to major 

employment centers of Madison: University of Wisconsin-
Madison, St. Marys Hospital, Meriter Hospital, and 
Downtown Madison. 

• The characteristics of the South Park Street corridor vary 
considerably from the southern to the northern end; 
suggesting that the revitalization of the corridor be examined 
by nodes. In an earlier study, Park Street Revitalization: 
Possibilities To Reality Report, four districts were identified 
based on the differing character of South Park Street: 1) 
Community Entrance Gateway; 2) Wingra Creek; 3) Little 
Isthmus; and 4) Downtown/UW Gateway. Because all four 
neighborhoods abut South Park Street, the main 
thoroughfare through the study area, the attention given 
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The vacant gas station and tire store 
site at South Park Street and West 
Badger Street redevelopment project. 

South Park Street will be the key element in uniting, 
blending and connecting these neighborhoods together. 

• St. Marys Hospital, Meriter Hospital and Dean Clinic are 
stable institutions that have historically invested in the future 
of their properties. Moreover, they represent a vital lifeline 
of the neighborhoods by providing a strong job market, 
purchase of neighborhood goods and services, and providing 
funding for neighborhood-based projects. 

• Celebration of the different cultures is a strong influence on 
the vibrancy of the neighborhoods: public art, restaurants, 
retail stores, centers of worship, and gathering places are rich 
in the African-American, Hispanic, and Southeast Asian 
cultures.  

Franklin Elementary School is a pair-
school with Randall School. Franklin 
has kindergarten thru second grade 
and is an asset to young families in the 
neighborhood.  

• The South Madison neighborhoods have several places 
where the cultural, educational and social activities of the 
community have traditionally been situated or are growing to 
preserve cohesive neighborhoods. The anchoring institutions 
include, but not limited to: Lincoln Elementary School, 
Wright Middle School, Franklin Elementary School, Boys 
and Girls Club of Dane County, South Madison Branch 
Library, South District Police District, Mt. Zion Baptist 
Church, St. Marks Lutheran Church, Catholic Multicultural 
Center.  

• The neighborhoods hold the public schools in high esteem as 
a place of learning, as well as a place of gathering for both 
children and neighborhood residents. There are three schools 
in this neighborhood: Franklin Elementary, Lincoln 
Elementary, and Wright Middle School. The stability of the 
educational centers is a priority for the future growth of the 
area. 

South Madison is close to many 
regional attractions such as Vilas Park, 
Beach, and Zoo.  

• South Madison has a wealth of natural resources within its 
localize boundaries as well as in close proximity. Major 
community assets such as Turville-Olin Park, Quann Park, 
Vilas Park, Vilas Zoo, Wingra Creek, and the UW 
Arboretum-many with lake access or views of the water. The 
principal disadvantages of the underutilized nature of South 
Madison's open spaces include the lack of knowledge of the 
resources available and secondly, the lack of accessibility 
due to the numerous physical barriers. As a result of these 
barriers, these open spaces have limited value for local 
residents, as they are unable to tap into these resources. 
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Asset Map for South Madison 
 
Parks & Open Space 
1. 
2. 
3. 
4. 
5. 
6. 
7. 
8. 
9. 
10. 
11. 
12. 
13. 
14. 
15. 
16. 
17. 
18. 

Bernie’s Beach  
Bicycle Paths  
Bowman Field. 
Community Gardens 
Fisher St. Playground  
Franklin Playfield  
Franklin School Playground  
Heifetz Park  
Lake Court Open Space  
Lincoln School Playground  
Lyckberg Park  
Midland Park  
Newville Park  
Olin-Turville Park  
Penn Park  
Quann Park. 
Van Deusen St. Right of Way  
Wingra Creek Parkway  

 

Public Schools 
19. 
20. 
21. 

Franklin Elementary School. 
Abraham Lincoln Elementary School  
James E. Wright Middle School  

 

Centers of Worship 
22. 
23. 
24. 
25. 
26. 
27. 
28. 
29. 
30. 

The Alternative  
Apostolic Assembly Church (Temple Emmanuel)  
Faith Community Christian Church  
Fountain of Life  
Mt. Olive Church  
Mt. Zion Baptist Church  
Prayer Center  
St. Mark’s Lutheran Church 
St. Paul’s United Holy Church  

 

Community Centers and Service Centers 
31. 
32. 
33. 
34. 

Boys & Girls Club of Dane County  
Catholic Multicultural Center  
Centro Hispano  
South Madison Coalition of the Elderly  

 

Financial Institutions 
35. 
36. 

Dane County Credit Union 2160 Rimrock Rd. 
Park Bank 2401 S. Park St. 

 

Government Services 
37. 
38. 

39. 
40. 
41. 
42. 
43. 
44. 
45. 

City of Madison Fire Dept. Station 6  
City of Madison--Madison Metro South Transfer 
Point  
City of Madison Police Dept. South District  
City of Madison Public Library, South Branch  
Dane County Department of Human Services  
Dane County Coliseum & Alliant Energy Center  
Town of Madison Police & Fire  
Town of Madison Town Hall  
U.S. Post Office South side Station  

 

Adult and Continuing Education 
46. Madison Area Technical College  
 

Hospitals & Medical Health Clinics 
47. 
48. 
49. 
50. 
51. 

Dean Clinic  
Meriter Hospital  
St. Marys Hospital Medical Center  
South Madison Health & Family Center  
Wingra Family Medical Center  

Major Assets 
South Madison is abundant in resources. Map 6 shows some of 
the assets on the South side. 
 

 
 
 

Map 6: South Madison Asset Map 
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 Chapter 5: Vision, Goals, and Objectives 
South Madison is a vibrant place to live, shop, and to experience 
the cultural and ethnic diversity that it offers. Both neighborhood 
residents and the business community support many of the 
changes that are occurring on the South side. Developing a 
neighborhood plan is just one way that residents can become 
involved in the decision-making process, which ultimately 
shapes the outcome of their community. To be proactive, to 
anticipate change and to continually build upon existing 
resources, will lead to a deliberate dialogue in the direction, 
support, and advocacy that is required to initiate the positive 
changes that South side residents are striving for. 

 
S
a
l
•
•
•

•

•
•

•

•

 

Vision Statement 
The South Madison Neighborhood Steering Committee 
(SMNSC) developed a vision statement that captures the essence 
for the future of the South side (see sidebar). With their strong 
acknowledgement that the Park Street corridor is the backbone 
of the neighborhood, they also reaffirmed the vision statement 
generated from the Park Street Revitalization: Possibilities to 
Reality Report (2001). It is crucial for the visions to work 
together – to complement each other – to ensure the South side 
becomes the place both residents and businesses will cherish.  T

b
R
R
s
b
 
P
a
i
a
d
n
t
U
D

 

Neighborhood Goals and Objectives 
The SMNSC identified nine major goals. The goals and 
associated objectives are intended to guide future policy 
decisions regarding South Madison. 
 

South side Farmers Market is an example of the community 
working together to provide a local shopping experience. 
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South Madison Neighborhood Plan 
Vision Statement 

outh Madison will be a safe, attractive 
nd healthy community to live, work, 
earn and play -- a place where: 
 Cultural diversity thrives; 
 Children are cherished; 
 Deep community and social 

connections prevail; 
 Pedestrians, bicyclists and motorists 

can safely and easily transit; 
 Affordable housing is abundant; 
 Compatible businesses locate and 

prosper; 
 Parks are inviting to residents and 

visitors; and 
 Green space is treasured.
Park Street Revitalization: 
Possibilities to Reality Report 

 
he South Madison Neighborhood Plan 
uilds upon the Park Street 
evitalization: Possibilities to Reality 
eport. Within this plan, the vision 

tatement for Park Street was confirmed 
y the steering committee. It is:  

ark Street will be a visually appealing 
nd socially stimulating corridor by 
ncreasing economic multimodal travel, 
nd capitalizing on the rich ethnic 
iversity of the surrounding 
eighborhood through partnerships with 
he surrounding neighborhoods and the 
niversity, the city at large, and the 
owntown.  



It is important to understand the character of a neighborhood 
when determining what to preserve, enhance, and change to 
make the neighborhood livable today and for future generations. 
The history of the neighborhood, the values of its residents, and 
the physical, social, and economic components that contribute to 
the well-being of the neighborhood are all important factors to 
review in planning for the future. Preservation of residential 
areas, reinvestment in business districts, and the well-planned 
redevelopment of underutilized properties are just some of the 
land use decisions that will ultimately influence the long-term 
stability of a neighborhood.  

The Gateway Project is a landmark 
on Beld Street. Public art pieces 
celebrating the South side should be 
considered in new public or private 
developments. 

Goal 1: Neighborhood Character 
Goal 1 – Respect and celebrate the cultural diversity of the 
residents and business community. 
 
Objective 1.1 – Support neighborhood cultural programs, 
services, and businesses that reflect the values and cultures of the 
south side. 
 
Objective 1.2 – Support expression of cultural diversity through 
physical design. 
 

Preserving single-family residential 
character is important, especially in the 
Bram’s Addition Neighborhood that is 
threatened by speculative buying. 

Goal 2: Neighborhood Land Use 
Goal 2 – Promote sound and orderly development that will 
enhance the greater South Madison Neighborhoods.  
 
Objective 2.1 – Preserve single-family and two-family 
residential areas in the predominantly residential areas within the 
neighborhoods, while encouraging multi-family and mixed-use 
projects along major transportation corridors.  
 
Objective 2.2 – Provide adequate buffers between the residential 
and commercial, office and industrial uses. Encourage the 
gradual transition of industrial and heavy commercial uses 
directly adjacent to residential areas to more compatible uses. 
Relocate intense commercial and manufacturing uses to more 
appropriate sites within the neighborhood. 

The corner of Park Street and West 
Wingra Drive is a key location that is 
presently underdeveloped and has 
tremendous potential to add new retail 
activity, economic development, and 
housing opportunities on site. 

 
Objective 2.3 Ensure that new infill single-family, multi-family, 
and mixed-use development within the interior of the 
neighborhood remains comparable with, and sensitive to, the 
existing form of the neighborhood, with particular attention to 
nearby structures.  
 
Objective 2.4 – Ensure that new infill multi-family, mixed-use, 
and commercial developments along and/or adjacent to the major 
transportation corridors incorporate traditional neighborhood 
design principles, especially regarding pedestrian-oriented 
features. Locate neighborhood commercial areas in close 
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proximity, or construct pedestrian/bike paths to commercial 
areas; enabling residents to walk or bike to shopping areas. 

The Villager Mall a key redevelopment site. 
Its revitalization could spur additional 
economic vitality on the South side. 

 

Goal 3: Neighborhood 
Redevelopment 
Goal 3 – Promote and assist in the redevelopment of sites that 
will revitalize South Park Street Corridor into a place to live, 
work, and enjoy cultural experiences. 
 
Objective 3.1 – Support the redevelopment of underutilized sites 
to improve the economic vitality and appearance of South Park 
Street as the gateway corridor into Madison. Prepare 
redevelopment concepts for identified commercial nodes. New 
internal circulation (i.e., streets and sidewalks systems) should 
connect to existing street network, where possible.  

The Labor Temple has been a prominent 
neighborhood institution in the Park Street 
corridor since the early ’50s. Retention of 
existing businesses is important. However, 
better utilization of the site could provide 
opportunities to improve economic 
conditions. 

 
Objective 3.2 – Promote commercial, residential and/or mixed-
use developments along South Park Street. Encourage a broad 
range of new housing, including market-rate and affordable 
housing, which gives a greater variety of people the opportunity 
to live and work in South Madison.  
 
Objective 3.3 – Aggressively secure public and private funds 
and/or develop new programs to accent private property owners 
to redevelop strategic sites.  
 
Objective 3.4 – Encourage the City of Madison to explore the 
acquisition of properties or other cooperative agreements to 
assist in the redevelopment of key properties. Identify projects 
that have the best potential to leverage public funds with private 
investment in redevelopment. 
 

Goal 4: Business and Commerce 

Cargo Coffee is one of the successful, 
neighborhood-oriented businesses to open 
recently on South Park Street. 

Residents of South Madison are interested in the continued 
economic vitality of their neighborhood and its connection with 
the larger regional market. The area welcomes the continuation 
of businesses, expansion of businesses, and new business start-
ups. A glimpse of South Park Street Corridor reveals a 
resurgence of new businesses. It is desirable to foster this new 
entrepreneurship, provide adequate space for businesses, and to 
attract other prominent businesses that would employ persons 
living within the neighborhood. 
 
Goal 4 – Promote the continuation of businesses, expansion of 
businesses, and new start-ups that fit the overall makeup the 
area.  
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Objective 4.1 – Develop strategies to attract growing businesses, 
such as those in the biomedical and high technology sectors that 
would be complementary to the strong economic base that the 
hospitals and University of Wisconsin-Madison currently 
provide.  

La Movida, a Spanish radio station, 
has recently opened its doors on South 
Park Street. 

 
Objective 4.2 – Develop business strategies to attract and retain 
small- to medium-scale retailers, whose products are unique to 
the regional market, to create a vibrant mix of uses. South Park 
Street hosts international retailers and restaurants that are an 
important asset to continue to nurture.  
 
Objective 4.3 – Develop a marketing plan for South Park Street 
Corridor. Explore the creation of a BID (Business Improvement 
District) to implement coordinated marketing plans.  
 
Objective 4.4 – Improve the internal circulation in the areas 
zoned for commercial and manufacturing uses off of Fish 
Hatchery Road and South Park Street. Attract employers to the 
available commercial and industrial zoned properties. 

Preserving single-family homes will help 
strengthen and retain residential areas. 

 

Goal 5: Housing  
The spatial relationship of housing to other land uses, the level of 
potential home ownership and renter opportunities, and the 
connection of housing to the other important features of the 
neighborhood: is important in the appeal of the neighborhood for 
residents wanting to stay and invest in the long-term health of 
their neighborhood.  
 
Goal 5 – Promote an array of housing opportunities that will 
attract owner-occupied and long-term renter-occupied 
households in the neighborhood and support investment in their 
properties.  
 

South Madison has limited affordable 
home ownership opportunities. 
Conversion of renter-occupied, multi-
family units to owner-occupied units is 
one strategy to increase the pool of 
owner-occupied housing. 

Objective 5.1 – Preserve the predominantly single- and two-
family housing stock, with the exception of redevelopment sites 
located along and/or adjacent to the major transportation 
corridors. 
 
Objective 5.2 – Promote homeownership opportunities 
throughout the neighborhood, especially in existing single-
family to four-unit dwelling units.  
 
Objective 5.3 – Encourage a broad range of new housing, 
including market-rate and affordable housing, which gives a 
greater variety of people the opportunity to live and work in 
South Madison.  
 
Objective 5.4 – Ensure the availability of quality, affordable, 
owner-and renter-occupied housing for low and moderate-
income households that are dispersed throughout the 
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neighborhood. Explore alternative and non-traditional housing 
solutions such as co-housing that will provide greater choice in 
affordable dwelling units.  

Franklin Field serves the region and 
South side neighborhoods. 

 
Objective 5.5 – Encourage the rehabilitation of both single-
family and multi-family dwellings to provide safe, decent, 
quality housing. Minor and major updating of electrical, 
plumbing, weatherization, and energy efficiency systems will 
help improve housing conditions and provide more affordable 
housing expenses. 
 
Objective 5.6 – Ensure the availability of quality, senior housing 
within or adjacent to the neighborhood. 
 

Goal 6: Parks and Open Space 

Community gardens at Quann 
Park have been a chance for 
neighbors to get to know one 
another.  

The location of neighborhood parks and open space areas, the 
type of active and passive recreational opportunities at the parks, 
and the ease of access by individuals of all ages are important 
contributing factors to the attractiveness of a neighborhood.  
 
Goal 6 – Create a balanced system of neighborhood parks and 
accessibility to the natural resources in the Greater South 
Madison area. 
 
Objective 6.1 – Improve existing recreational and open space 
facilities including the accessibility to parks, park facilities, and 
community gardening areas.  
 
Objective 6.2 – Develop an interconnected system of parks, 
greenways, and trails to take advantage of the close proximity to 
the natural resources within the neighborhood, such as the UW-
Arboretum and Dane County Parks system to the south of 
West Beltline Highway. 
 
Objective 6.3 – Work with the Madison Metropolitan School 
District and Parks Division to ensure that school sites and parks 
planning are coordinated with each other. Develop parks 
adjacent to public schools and open space corridors to capitalize 
on the benefits provided by combining the public lands.  

Pedestrian crossings, such as traffic 
islands, on interior residential streets 
make the neighborhood a more 
attractive place to live. 

 

Goal 7: Transportation  
Safe pedestrian and vehicular movement is a key to accessing 
community facilities, opening up recreational lands, purchasing 
goods and services in the business districts, and strengthening 
the connection between neighborhoods.  
 
Goal 7 – Provide a balanced, efficient, and safe transportation 
system for pedestrians, bicycles, mass transit, and automobiles.  
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Objective 7.1 – Develop strategies to improve pedestrian 
crossings at key arterial intersections while implementing traffic 
calming devices to address safety issues on local streets. 

Safe pedestrian movement at Bram and 
Koster Streets is a high priority. 

 
Objective 7.2 – Develop strategies that improve the east-west 
street connectivity, in addition to other multimodal connections, 
across South Park Street to enhance movement of people among 
South side neighborhoods.  
 
Objective 7.3 – Improve and/or complete links to the existing 
system of bicycle paths, bicycle lanes, and sidewalks that 
provide access to schools and other important public areas. 
 
Objective 7.4 – Develop alternative transportation options, such 
as a trolley system, to improve multimodal transportation 
services on the South side.  
  

Placement of new buildings closer to the 
sidewalk will improve the pedestrian-
orientation of the street.  

Goal 8: Urban Design 
Urban design represents the component of neighborhood 
planning that addresses the livability, identity, and physical 
quality of the community. Planned investment of public 
amenities, landscaping, and overall marketing of the area is 
imperative to the overall identity of residential and commercial 
districts.  
  
Goal 8 – Enhance the appearance of South Madison’s principal 
gateways, arterials, and commercial business districts by 
improving the visual quality and functionality of both public and 
private lands. 
 
Objective 8.1 – Improve the aesthetics of the major gateways 
and transportation corridors leading into and through the 
neighborhood by securing public-private funding from the City, 
State of Wisconsin DOT, and/or Federal government at the time 
of major street reconstruction.  

Bike racks are an example of streetscape 
amenities that could improve the 
aesthetic appeal of South Park Street 
and promote biking and walking to 
neighboring destinations.  

 
Objective 8.2 – Develop design standards for private properties 
along the South Park Street Corridor to ensure that high quality 
design is incorporated into any major rehabilitation of existing 
structures and/or new multi-family residential, commercial, and 
mixed-use developments.  
 
Objective 8.3 – Enhance the aesthetics of commercial districts 
and centers by encouraging existing businesses to upgrade 
building façades, improve landscaping of the site (including 
parking lots), and install unique design features, such as public 
art, wayfinding signage, street furniture, or other compatible 
features that help improve the overall appearance of South 
Madison.  
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Objective 8.4 – Improve the streetscape and pedestrian 
environment within existing commercial areas with trees, 
landscaping, screened service areas, attractive signage, 
continuous pedestrian walkways, pedestrian-scale lighting and 
other amenities. 

Promote the use of City of Madison 
Facade Improvement Program to assist 
property-owners/tenants in upgrading 
the appearance of their buildings. 

 

Goal 9: Public Infrastructure 
Investment 
Continued maintenance and upgrading of the public 
infrastructure is important if there is to be continued private 
reinvestment in the area. One measure of the overall well-being 
of a neighborhood is the capital investment in the public 
infrastructure i.e., such as streets, sidewalks, and curb and gutter.  
 
Goal 9 – Promote continued investment in the public facilities 
and public infrastructure. 
 
Objective 9.1 – Maintain, upgrade, and/or expand major 
neighborhood institutions such as community centers, centers of 
worship, public libraries, and schools.  

Mt. Zion recently dedicated a new 
addition to the church that shows a 
strong commitment to the 
neighborhood. Churches are very 
important community building 
institutions. 

  
Objective 9.2 – Improve the public infrastructure, such as curb, 
gutter, and sidewalk on arterial, collector and other well-traveled 
streets. Install urban amenities such as light fixtures, wayfinding, 
benches, bus passenger shelters and landscaping at the time of 
major public improvement projects.  
 
Objective 9.3 – Integrate public art into public and private 
spaces.  
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 Chapter 6: Neighborhood Issues

The SMNSC identified eight issues to address in the 
neighborhood plan. Members of the Steering Committee, as well 
as residents and members from the business community that 
attended community forums contributed many other pertinent 
issues about the area. Due to time limitations, eight issues were 
considered feasible to develop specific recommendations within 
the timeframe of the planning process. It is hoped that other 
community-based organizations will address the issues not 
contained here to improve the quality of life in the 
neighborhood.  

Preserving the residential character of the 
South side neighborhoods is extremely 
important. Maintaining a balance of 
single-family to three-unit apartments at 
levels of today is a benchmark. However, 
conversions of single-family homes into 
non-owner-occupied units is contrary to 
the neighborhoods’ goal of promoting 
affordable, owner-occupied housing 
within the neighborhoods. 

 
The eight issues that will be detailed in this plan include: 
 
1. Land Use, Zoning and Redevelopment Opportunities. 

Existing land uses as well as proposed land uses within the 
neighborhood are important to both South side residents and 
for the business community. The revitalization of the South 
Park Street Corridor will be the catalyst to help recreate the 
vitality of South Park Street and stabilize its adjacent 
neighborhoods. To ensure that new redevelopment projects 
are compatible with the residential neighborhoods, SMNSC 
proposed land use and zoning changes in the heart of some 
residential areas to preserve their traditional neighborhood 
character. In addition, development principles and 
conceptual designs for strategic redevelopment sites reflect 
future scenarios at key sites along the South Park Street 
Corridor.  

 

Mexican, Chinese, Japanese, Middle 
Eastern, Korean, and Vietnamese 
restaurants and/or grocery stores are 
clustered along the Park Street Corridor. 
American, Southern, and other cuisines 
make South Park Street a destination 
place to eat and shop! 

2. Economic and Employment Growth. The South side 
community wants to continue to promote economic growth. 
The South Park Street Corridor could host new and/or 
expansion of existing businesses, especially attracting ethnic 
businesses that would complement the food-related 
businesses (i.e., restaurants, groceries) resulting in a cluster 
of international cuisine. New start-up businesses that are 
complementary to the biomedical or other associated 
businesses in the area, can create well-paying jobs. The 
retention of neighbor-oriented businesses and services is 
critical to the neighborhood.  

 
3. Housing Choices. The South Madison neighborhood is an 

attractive place to live because of the array of housing 
choices. Residents would like to preserve the existing 
housing stock, promote owner-occupancy in existing single-
family structures to four-unit structures, and encourage the 
upgrading of existing single- and multi-family dwellings. In 
addition, neighborhood residents support constructing new, 
high-quality, residential housing on appropriate sites, 
primarily along the South Park Street Corridor. The 
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community would like new developments in commercial 
areas to provide housing units in the upper stories, whenever 
feasible. One of the major objectives of the neighborhood is 
to continue to provide quality, affordable owner-occupied 
and renter-occupied housing choices distributed throughout 
the neighborhood.  

Providing affordable, owner-occupied
housing opportunities, such as the 
conversion of multi-family apartments 
to condominiums, will open the 
housing market up to individuals who 
want to place their roots on the South 
side.

 
4. Park and Open Space Opportunities. South Madison has a 

wealth of natural resources within or adjacent to its 
boundaries. Lake Monona, Monona Bay, and Wingra Creek 
provide water recreation. Active and passive recreation 
activities are enjoyed at Olin-Turville Park, Franklin Field, 
Penn Park, and Quann Park. Small pocket parks, such as the 
Franklin and Lincoln Elementary School playground, are 
also scattered throughout the neighborhoods. The SMNSC 
recognizes this great opportunity to improve the existing 
park system: improving its accessibility; creating more 
usable space in existing open spaces; and linking the existing 
park system to the larger recreational lands offered by the 
Madison Metropolitan School District, UW-Arboretum, and 
Dane County Parks. 

Cooling off on a Summer day at a 
splash park! Burr Oaks residents 
are embracing the idea of a 
collaborative agreement between 
the City and School District to 
create a neighborhood park. and 
school.

 
5. Safe Pedestrian & Vehicle Movement – Park Street 

Corridor and Residential Streets. The Park Street Corridor 
is an arterial street that transcends the neighborhood. 
Businesses located along the corridor are fortunate to have 
excellent access to a local and regional transportation system 
that makes South Madison a relatively easy place to access. 
While neighborhood residents recognize South Park Street’s 
arterial status, and the function it provides for both local and 
regional growth, it is the desire of many South side residents 
to make South Park Street safer and more pleasant for 
pedestrians, bicyclists, transit riders, and local traffic. Safe 
pedestrian and vehicular movement is key to transforming 
Park Street into a more walkable area. Redeveloped public 
space, such as public markets and public gathering places, is 
just one method that will encourage greater pedestrian 
activity. 

Crossing South Part Street is paramount to 
residents. Safe crossing at key intersections 
for residents to access community centers, 
public library, social services, and shops is 
a “must” in future designs of public and 
private redevelopment on the South side. 

 
6. Interconnectedness of Neighborhoods. The historic event 

of the planned annexation of the Town of Madison 
reemphasizes the importance of improving the 
interconnectedness of the east-west roadway system that has 
proven to be a barrier in the past. The extension of existing 
streets traversing South Park Street will improve the 
movement of people throughout the neighborhood. Safe 
pedestrian and efficient vehicular movement are keys to 
opening up the use of recreational lands, allowing easy 
access to goods and services throughout the neighborhoods, 
and strengthening the connection between resident-based 
organizations to the east and west of South Park Street. A 
street car trolley system moving up and down South Park 
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Street is one possible transportation initiative that could link 
major destination points, major employment centers and the 
South side. 

 
7. Urban Design and Streetscape Improvements. South Park 

Street is a major gateway into Downtown Madison. The 
momentum to revitalize South Park Street Corridor is 
growing considerably as the competitiveness with other 
communities throughout the greater Madison area is 
growing. Since the draw of clients and customers often 
depends on the perception of the area, it is important that the 
appearance of the South Park Street Corridor be enhanced, 
including the exterior of buildings and parking lots. 
Improvements to other key gateways leading into the South 
side neighborhoods will also help improve the overall image 
and perception of the area. 

An example of a street car used in 
Portland, Oregon's downtown and 
central city neighborhoods. 

 
8. Investment in Public Buildings and Infrastructure. The 

South Madison neighborhoods take great pride in the quality 
of life on the South side. Continued reinvestment in the 
appearance of public rights-of-way, the maintenance of 
public infrastructure (such as sidewalks, streets, and 
lighting), and the enhancement of private properties will 
continue to increase the attractiveness and economic value of 
South side neighborhoods.  

Private and public investments, such as 
the South Police District Station, 
continue to stabilize the area. 

 
 
 

Enhancing the 
gateway of the South 
side at South Park 
Street and West 
Badger Road is 
important to set the 
tone for the Park 
Street Corridor. 
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The SMNSC, by working with neighborhood residents, 

Chapter 7: Overview of South Madison 
Major Neighborhood Plan 
Recommendations 

neighborhood-based organizations, and other major stakeholders, 
has formulated plan recommendations for the South Madison 
neighborhoods. The uniform theme that is evident throughout all 
of the recommendations is to create an environment that allows 
for human interaction between its residents. In building any 
community, the intent is to always to embrace its many existing 
assets and to maximize their value. This philosophy also holds 
true for the South Madison neighborhoods, as it is thought that, 
through private and public collaboration, new levels of 
creativity, opportunity, and quality of life can be achieved. 
Map 7 summarizes the major plan recommendations for South 
Madison. Details of the specific recommendations are located in 
the following chapters. 
 

Specific Plan Recommendations 
The South Madison Neighborhood Plan provides specific plan 
recommendations in the following areas: 
 

Chapter 8:  Land Use 
Chapter 9:  Zoning 
Chapter 10:  Redevelopment 
Chapter 11:  Business Climate 
Chapter 12:  Housing 
Chapter 13:  Parks and Open Space 
Chapter 14:  New Street Network, Bicycle Paths, and 

Pedestrian Movement 
Chapter 15:  Urban Design and Streetscape Improvements 
 

 
The following chapters will provide detailed description of plan 
recommendations that have been generated from the South side 
community during the planning process. Many issues were 
raised by residents during the input phases, however, the 
SMNSC task was to narrow the extensive list to those plan 
recommendations that were deemed most valued for the long-
term health of the South side community. 
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 Map 7: South Madison Major Plan Recommendations 



 
Chapter 8: Land Use Plan 
Recommendations

General Land Use  
In 1983, the City of Madison adopted a Comprehensive Master 
Plan that provided a general land use guide for policy makers 
regarding changes to the City's physical environment. For the 
last two decades, the City's Comprehensive Master Plan has been 
periodically amended to reflect changes within the community. 
The City is currently updating and creating a new 
Comprehensive Plan to provide a broad planning framework for 
the future of the City. In addition, neighborhood plans, such as 
the South Madison Neighborhood Plan, have been adopted as 
part of the Master Plan to provide policy-makers with 
neighborhood specific information regarding future land use 
changes. 

Redevelopment areas, such as the 
potential of the VFW Clubhouse site on 
West Lakeside Street, could possibly be a 
higher density, compact development. 
Views of Lake Monona from a 3-5 story 
building would be ideal for this site. 

 

Transition of the Gilson Street industrial 
area to single-family and multi-family area 
(over the next 20 years or more) would 
provide additional housing opportunities in 
the neighborhood. The key for this potential 
land use change is the acquisition and 
relocation of existing business to other 
appropriate sites on the South side. 

Speculative acquisition of properties in 
the Bram’s Addition neighborhood could 
possibly change the predominantly single-
family nature of this area. Stabilizing the 
four-block area by downzoning could help 
retain its current character. 

Since existing as well as proposed land uses within the 
neighborhood are important to South side residents and the local 
business community, it is important to capitalize on the 
opportunity to bring forth important land use issues that are 
facing the South side of Madison. The SMNSC examined the 
existing land uses and proposed long-term changes in specific 
areas of the neighborhood. The City’s Comprehensive Plan will 
examine the proposed land uses within the South Madison 
Neighborhood Plan.  
 

Land Use Plan Recommendations 
The SMNSC highlighted the importance of preserving the 
existing housing stock in the predominantly residential areas to 
ensure the continuance of the single-family, owner-occupancy 
nature that is common in a large portion of the planning area. 
Twelve geographic areas have been identified for proposed 
amendments to the existing land use map. (See Table 1 and Map 
8). The SMNSC emphasized the desire to preserve the residential 
character in the interior of the neighborhoods; promote 
residential, mixed-use, or commercial along the major 
transportation corridors, and to retain commercial and 
manufacturing areas with the exception of one manufacturing 
area adjacent to a predominantly residential area on Gilson 
Street. Further details of specific areas are located in the Zoning 
and/or Redevelopment Section of this document. 
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Recommendations 
1. As part of the City of Madison Comprehensive Master Plan 

Update, request that the Department of Planning & 
Development incorporate the proposed land use changes 
within the adopted comprehensive plan.  

 

Map 8: Proposed Land Use Map Changes 
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Table 1: Existing and Proposed Land 
Use Changes 
 

Map 
Code 

Existing Land Use 
Classification 

Proposed Land Use 
Classification 

Proposed Land Use Change 
Comments 

1 RM-X (Residential Medim 
Density-Mixed Housing) 

P (Parks, Recreation, Open 
Space, and Conservancy) 

Reflects existing park and open space 
use. 

2 
RM-X (Residential Medium 
Density-Mixed Housing 
District) 

Cc-X (Community Commercial-
Mixed Use District) 

Well-designed, high quality 
professional office or mixed-use 
building(s). 

3 Cc (Community Commercial) 
RLM-S (Residential Low-
Medium Density-Single Unit 
Housing District) 

Single-family, two-story housing on 
smaller lots to provide affordable 
owner-occupied housing 

4 Cc (Community Commercial) RM (Residential Medium 
Density) 

Well-designed, high quality townhouses 
and multi-family buildings that reflect 
scale of nearby residential area 

5 Cc (Community Commercial) SI (Special Institution District) Reflect existing public school use 

6 
RLM-X (Residential Low-
Medium Density-Mixed 
Housing District) 

RLM-S (Residential Low-
Medium Density-Single Unit 
Housing District) 

Preserve single-family housing units 

7 
RLM-X (Residential Low-
Medium Density-Mixed 
Housing District) 

Cc (Community Commercial) 

Well-designed, pedestrian-oriented 
groupings of building of two or more 
stories of similar design. Neighborhood 
commercial businesses such as financial 
institution, restaurants, or other retail. 

8 

RLM-X (Residential Low-
Medium Density-Mixed 
Housing District) and CH 
(Highway Commercial) 

SI (Special Institution District) Reflects Alliant Energy Center uses 

9 
RLM-X (Residential Low-
Medium Density-Mixed 
Housing District) 

RM (Residential Medium 
Density) Reflects existing multi-family uses 

10 
RLM-X (Residential Low-
Medium Density-Mixed 
Housing District) 

Cc (Community Commercial) Reflects existing commercial uses 

11 
RLM-X (Residential Low-
Medium Density-Mixed 
Housing District) 

RM-S (Residential Medium 
Density Single Unit District) 

Reflects existing uses of mobile home 
park. Compliance w/State of WI DNR 
rules for environmental quality controls 
is necessary to create livable area 

12 
RLM-X (Residential Low-
Medium Density-Mixed 
Housing District) 

RM (Residential Medium 
Density District) Reflects existing multi-family uses 

 



Glossary 

 
Chapter 9: Zoning District Plan 
Recommendations

As part of the preparation for the neighborhood plan, the 
SMNSC reviewed the City of Madison Existing Zoning District 
Map to determine if the policy documents reflected the existing 
land uses as well as future directions desired by neighborhood 
residents. As part of this analysis, the SMNSC identified six 
geographic areas that were inconsistent with their determination 
for future land use decisions within the neighborhoods. Map 9 
depicts proposed zoning changes within the neighborhood. 
 

Madison Zoning Ordinance 
The City of Madison Zoning Ordinance is the regulatory tool 
that determines if a land use is permitted or conditionally 
permitted within a zoning district (See Glossary sidebar). The 
underlying basis for determining the zoning district classification 
in residential areas is lot size. In residential areas with smaller lot 
sizes, such as older, built-up areas reflective of the South 
Madison neighborhoods, R3 (single-family to two-units) and R4 
(single-family to eight-units) zoning classifications are typical. 
 
Predominantly single-family and/or single-family to three-unit 
residential areas exist within the South Madison neighborhoods 
today. One of the neighborhoods’ land use priorities is to 
preserve the existing character of these geographic areas. The 
South side neighborhoods’ preference is to have a mixture of 
single-family to three-units co-exist within the zoning district at 
current levels. It is undesirable to have assemblage of properties 
to construct larger multi-family complexes that would be 
incompatible with the existing character of the residential area. 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Existing Zoning Map: A map showing 
zoning district boundary lines as they 
apply to individual and collective 
properties. 
 
Zoning Classifications: Adopted by 
ordinance of the governing municipality, 
zoning classifications describe distinct 
land uses categorized as appropriate 
within a specific or certain zoning 
district. The regulations governing the 
use of land and the use, density, bulk, 
height and placement of buildings and 
other structures are uniform within each 
classification. See Appendix C for 
detailed zoning classification definitions. 
 
Permitted Uses: Each Zoning 
Classification contains a listing of 
permitted uses. As long as other 
applicable code requirements are 
satisfied, such as bulk requirements, 
yard, setback and other related 
requirements, these uses are allowed as a 
right within the districts for which the 
Zoning Classification is effective. 
 
Conditional Uses: Each Zoning 
Classification contains a listing of 
conditional uses. These uses are not 
allowed as a right, but can be allowed if 
a conditional use permit is issued by the 
municipality stating that the conditional 
use complies with the conditions and 
standards set forth and authorized by the 
municipality. Conditional use permits 
allow flexibility to enable the 
municipality to assign dimensions to a 
proposed use or conditions surrounding 
it after consideration of adjacent uses 
and their functions and the special 
problems, which the proposed use 
presents. 
 
Bulk Requirements: Are controls that 
establish the maximum size, height, and 
setback of a building on its lot and the 
buildable area within which the building 
can be located. They may also include 
impervious surface ratio, floor area ratio 
and yard requirements. 
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Proposed Zoning District Changes Chapter 28: Brief Summary of Specific 
Zoning Districts in Madison Zoning 

Ordinance. 
 
Residence Districts 
R1 Single-family residence district, requiring 
8,000 sq. ft. of lot area, and minimum lot width 
of 65’.  
 
R2 Single-family residence district, requiring 
6,000 sq. ft. of lot area, and minimum lot width 
of 50’.  
 
R3 Single-family and two-family district, 
requiring 4,000 sq. ft. of lot area per dwelling 
unit, and minimum lot width of 50’. 
 
R4 Light density multi-family allows 
apartments up to eight units and requires 2,000 
sq. ft. of land per two bedroom dwelling unit 
with a minimum lot size of 6,000 sq. ft. and 
minimum lot width of 50’.  
 
R5 General residence district, allows 
apartments with a lot area requirement of 
1,000 sq. ft. of lot area per one-bedroom 
dwelling unit, minimum lot size of 6,000 sq
and minimum lot width of 5

. ft. 
0’.  

’.  

ight 
eighborhood shopping facilities). 

ommercial District (Retail and 
ffice Use). 

es, 
arages, 

holesaling and warehousing). 

t (Limited to 
ss intense manufacturing uses). 

istrict, a 

 
R6 General residence district, high-density 
multi-family requiring 450 sq. ft. of lot area 
per one-bedroom dwelling unit minimum lot 
size of 6,000 sq. ft. and minimum lot width of 
50
.  
Commercial Districts 
C1 Limited commercial districts (L
n
 
C2 General C
O
 
C3 Highway Commercial District (Heavy 
Commercial allowing the more intense us
such as auto body shops, repair g
w
 
Manufacturing Districts 
M1 Limited manufacturing Distric
le
 
Special Districts 
PUD Planned Unit Development D
special district where there are no 
predetermined land uses. The basic intent is to 
promote improved environmental and aesthetic
design of the site that is more fl

Six specific geographic areas are proposed to be rezoned. (See 
Map 9.) Neighborhood meetings were conducted in the Bay 
Creek and Bram’s Addition neighborhoods. Property owners 
were notified of the meetings and the district alderperson and 
City staff provided technical information at the informational 
meetings.  
  

Map 9: Proposed Madison Zoning District Changes  
exible than in 

existing zoning requirements.  
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District Profile 
West Olin Avenue and 

Gilson Street North 
 
Land Use Plan Designation 
• Existing: RLM-S (Low-Medium 

Density Single-Unit District)  
• Proposed: Same 
 
Zoning 
• Existing Zoning: R4/C1/C2 
• Proposed Zoning: R3 or equivalent 

zoning district to reflect existing 
residential conditions 

 
Zoning Analysis: Preliminary analysis 
shows that: 83 existing single-family 
homes could possibly be converted to 
additional residential units; 27 existing 
two-units to additional residential units; 
and 5 three-units to additional residential 
units. With existing zoning codes, a 
change from R4/C1/C2 zoning to R3 
zoning would result in five non-
conforming uses. 
 
Proposed Zoning Area: 
 

West Olin Avenue and Gilson Street  
The predominant land uses along West Olin Avenue and Gilson 
Street are single-family and two-family dwelling units, with less 
than 10 % of the housing units three-unit dwellings. Although 
West Olin Avenue is classified as an arterial street, and 
theoretically could support higher density of housing, preserving 
the existing character of single-family to three-units is a high 
priority by neighborhood residents. Appendix C provides a 
summary the existing land uses within the West Olin Avenue 
and Gilson Street Zoning District. The existing zoning 
classification, R4 Residential, would allow up to eight units if 
proposed development meet lot requirements (i.e., 2000 square 
feet per unit) and other bulk lot requirements (i.e., open space 
requirements). Neighborhood residents desire the retention of the 
existing residential architectural design and scale.  
 
Within this zoning district, two parcels are zoned commercial: 
506 West Olin Avenue is zoned C1 (existing single-family 
dwelling unit) and 505 West Olin Avenue is zoned C2 (one-
story, mason block storage facility). The C1 zoning district 
should be rezoned to reflect the existing single-family use. In the 
long-term, the C2 zoning district should be converted into a 
comparable residential use.  
  

Recommendations 
1. Upon the request of the District Alderperson, request that the 

Planning Unit propose a zoning amendment to rezone the 
predominantly single-family and two-family area from R4 to 
R3 (or equivalent zoning designation to reflect existing 
conditions) to preserve existing housing characteristics. 
Disallow the assemblage of properties for larger multi-
family residential housing complexes that would not reflect 
the mass and scale of existing residential structures. 
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West Lakeside Street – Lake Court – 
Lawrence Street 
The Lakeside Street Commercial District is a neighborhood-
friendly, pedestrian-oriented commercial node that is, and 
potentially can improve upon, serving the neighborhood with 
neighborhood-oriented business and/or service enterprises. The 
neighborhood would like to support the continuation of the 
neighborhood-oriented commercial node. Adaptive reuse, 
rehabilitation, and/or minimal expansion of the existing 
buildings are supported. New mixed-use development on the 
north side of the 300 block of W. Lakeside that reflects the scale 
and character of the existing business district would be 
supported. Enhancement of the district’s identity, such as: 
wayfinding signs (i.e., banners), façade improvements, and 
streetscape amenities (benches, bicycle racks, planters) to 
beautify the business district is encouraged.  
 
Directly to the east of the business district, at 962 Lake Court 
and along the 200 block of West Lakeside Street, is an R4 
(single-family to eight-unit) zoning district. Four two-unit 
dwellings are located in this zoning district. The zoning districts 
directly to the north, south, and east are R2-Single Family 
Districts. Neighborhood residents would like to preserve the 
single-family to two-family characteristics of West Lakeside 
Street that is predominant along the street from John Nolen 
Drive to South Park Street. Reflection of the existing conditions 
on the City of Madison zoning map, from a R4 to a R3 District, 
would provide a clear indication of the future land use 
characteristics of this area.  
 
Currently, the south side of the100 block of West Lakeside 
Street and the 1000-1100 blocks of Lawrence Street are zoned 
R3 – Single-Family and Two-Family District. This enclave of 
single-family homes is surrounded by R2 – Single-Family 
District. The downzoning on the area would reflect the type of 
land use on the existing parcels, however, would limit future 
additions on the existing structures.  
 

Recommendations 
1. Upon the request of the District Alderperson, request that the 

Planning Unit propose a zoning amendment to rezone the 
West Lakeside-Lake Court area from R4 to R3 and West 
Lakeside-Lawrence Street area from R3 to R2 to preserve 
existing housing characteristics. Disallow the assemblage of 
properties for larger multi-family residential housing 
complexes that would not reflect the mass and scale of 
existing residential structures. 
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Beld Street East 
Beld Street, from Dane Street to the Union Pacific Railroad 
tracks, has predominantly single-family to three-units on the 
eastern side of the street. Out of the total 24 residential 
structures, 18 are single-family, 4 are two-units, and 2 are three-
units. A larger multi-family complex, 24-units, is located on the 
southeast corner of Beld and Bram Streets. The rear lots of 
commercial uses fronting along South Park Street are located on 
the western side of Beld Street.  
 
Homeownership is relatively stable: 9 (50.0%) of the single-
family dwellings and 3 (75.0%) of the two-unit dwellings are 
owner-occupied. Neighborhood residents believe that in order to 
retain the stability of the interior of the neighborhood, Beld 
Street housing stock should be anchored through appropriate 
zoning. Current zoning in the highlighted area encompasses: C1 
(Neighborhood Commercial), R4 (Single-Family to eight units), 
and R5 (Single-family to larger, multi-family complexes). See  
 
At the northeast and southwest corner of Beld and Kenward 
Streets are commercial uses. In the long-term, the transition of 
the commercial uses to residential uses would help stabilize the 
residential area.  
 

Recommendations 
1. Upon the request of the District Alderperson, request that the 

Planning Unit propose a zoning amendment to rezone the 
predominantly single-family and two-family area from R4 
and R5 to R3 to preserve existing housing characteristics. 
Disallow the assemblage of properties for larger multi-
family residential housing complexes that would not reflect 
the mass and scale of existing residential structures. 

 
2. Encourage South Park Street commercial property owners to 

screen the rear yards of their businesses that abut Beld Street 
residential area. Landscaping of the rear yards of their 
properties would provide improved screening to the 
inhabitants of the residential structures along Beld Street. 
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Beld Street East 

lan Designation 
: RLM-X (Low-Medium 
 Mix-Unit District)  
d: Existing: RLM-S 
ntial Low-Medium Medium 
 Single-Family District) 

 Zoning: C1/R4/R5 
d Zoning: R3 or equivalent 

district to reflect existing 
ns. 

lysis: Under existing zoning 
 might be feasible to create a 
ew housing units under the 
ing districts: 34 new housing 
ting single-family dwellings; 
ng units in existing two units; 
ng units in existing three-
in existing vacant parcels
at five non-conforming uses 
 due to the rezoning.  

. It is

oning Area:  



 

Fisher and Baird Streets District Profile 
Fisher and Baird Streets 

 
Land Use Plan Designation 
• Existing: RLM-X (Low-Medium 

Density Mix-Unit District)  
• Proposed: Existing: RLM-S 

(Residential Low-Medium Medium 
Density Single-Family District) 

 
Zoning 
• Existing Zoning: R3/R4/R5 
• Proposed Zoning: R2 or equivalent 

zoning district to reflect existing 
conditions.  

 
Zoning Analysis: Under the existing zoning 
ordinance, it might be feasible to create a 
total of 50 new housing units under the 
existing zoning district: 28 new housing 
units in existing single-family dwellings; 1 
new housing unit in existing two-unit; 16 
new housing units in 4 or more units. It is 
estimated that 29 non-conforming uses 
would result due to the rezoning.  
 
Proposed Zoning Area: 
 

Single-family and two-family units are the predominant housing 
structures in the Fisher and Baird Street area. Neighborhood 
residents want to stabilize the housing stock. Single-family, 
owner-occupied units should be encouraged, and conversion to 
two-unit, renter-occupied structures or more should be 
discouraged. Rezoning of the Fisher and Baird Street area from 
R3 (single-family and two-unit district) to R2 (single-family 
district) would ensure that the predominantly single-family area 
would remain intact. 
 
At present, the Fisher and Baird Street area contains 121 single-
family units, 21 two-unit, and 1 three-unit, and 14 four or more 
unit structures. With the existing R4 zoning district, 26 single-
family lots could be converted to two-units structures. Single-
family home ownership is relatively high, with 85 structures 
(70.2 percent) in owner-occupancy.  
 

Recommendations 
1. Upon the request of Bram’s Addition Neighborhood, request 

that the Planning Unit submit a zoning amendment to rezone 
predominantly single-family and two-family area from R3 to 
R2 or R2A to preserve existing housing characteristics. 
Disallow the assemblage of properties for larger multi-
family residential housing complexes that would not reflect 
the mass and scale of existing residential structures. 
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Chapter 10: Redevelopment 
Recommendations

 
SMNSC identified five 
potential 
redevelopment sites 
that would help 
revitalize specific 
residential and 
commercial areas in 
greater South Madison. 
Although the 
community does not 
have site control, it is 
hopeful that existing 
property owners or 
future site developers 
will use the guidelines 
embedded in the 
conceptual 
redevelopment designs 
for these key strategic 
sites. Map 10 depicts 
future proposed 
redevelopment areas.  
 

Map 10: Proposed Redevelopment Areas in South Madison 
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Villager Mall Site 
 
Existing Land Uses: Retail, office, 
and government services. 
 
Site Attributes: Accessibility to 
West Beltline Highway, gateway 
site into Downtown Madison and 
University of Wisconsin-Madison. 
 
Land Use Map Designation: 
Community Commercial (CC) 
 
Existing Zoning: C2 
 
Proposed Land Use: Retail, Office, 
Research and Development, and 
Service Center. 
 

Comstock Site 
 
Existing Land Uses: Financial 
institution, auto supply building, 
liquor store, and vacant building. 
 
Site Attributes: Accessibility to 
West Beltline Highway, gateway 
site into Downtown Madison and 
University of Wisconsin-Madison. 
 
Land Use Map Designation 
Existing: CC (Community 
Commercial) and RLM-X 
(Residential Low-Medium Mixed 
Housing Type District) 
 
Existing Zoning: C2 
 
Proposed Land Uses: Office and 
commercial. 

Area 1: South Park and Badger Road 
East (Comstock Area) 

Villager Mall and Surrounding Area 
Park Street is the major gateway into South Madison, Downtown 
Madison, University of Wisconsin, and the major health facilities 
in central Madison. The highly visible properties located in close 
proximity to the West Beltline and Badger Road intersections 
have the potential to transform the economic vitality of the area. 
Capitalizing on the economic potential of the properties lying in 
the area is the key to bringing new jobs, new investment, and 
new opportunities to South Madison.  
 
The SMNSC has designated the Villager Mall and Comstock site 
as one of two priority sites to pursue redevelopment actions. The 
Villager Mall, located in the 2300 block of South Park Street, is 
characterized as a one-story building built in the 1960s. In its 
heyday, the Villager Mall housed a department store and other 
shopping venues. In time, construction of East Towne, West 
Towne and South Towne Malls created competition for many 
freestanding, strip shopping centers. The existing shopping 
center hosts various commercial enterprises, including but not 
limited to Yue-Wah Oriental Foods, Mexico Express, and Mister 
Money. There are also governmental and social service agencies 
in the shopping center that include Dane County Human 
Services Department, South Madison Health and Family Center, 
the South Madison Branch of the Public Library. 
 
Neighborhood residents would like to see the Villager Mall 
transformed into a retail, office and service center. In the long 
term, the demolition of the entire center would facilitate the 
overall redesign of the site. A new design that incorporates a 
main street atmosphere would strengthen the overall vitality of 
this site by improving its internal circulation system, creating 
new buildable out lots, and improving the type of business mix 
that would attract customers from a larger trade area. An 
emphasis on an international mix of businesses, cultural 
facilities, and public gathering spaces should be encouraged as 
part of the makeover of this strategic redevelopment site.  
 
The South Park Street and West Badger Road intersection is a 
predominant location due to its high visibility and access from 
the West Beltline Highway. The entrance to Park Street 
commands a dynamic, showcase building that sets the standard 
for a high quality, pedestrian-oriented design to be replicated 
along the South Park Street Corridor. The existing uses on the 
northeast and southeast quadrants of the intersection have land 
uses that reflect the current automobile-related business corridor.  
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South Madison Health and Family 
Center is one of the cornerstones for 
community health services. 



The South Madison neighborhoods view this quadrant of South 
Park Street as one of the premier showcase sites that will help 
change the character of South Madison. As the gateway into 
South Madison, the six parcels that comprise the northwest and 
southeast quadrants of South Park Street should be redeveloped 
into uses that support the neighborhood and the community-at-
large. Development that includes financial institutions, office 
buildings, and restaurants would be supportive neighborhood 
businesses.  
 
Map 11 illustrates two conceptual designs for the area. (Note: 
These are schematic designs that are intended to convey 
important design principles and are two of many potential design 
solutions.) 
 
 
 
 
 

Looking north on South Park Street with the Comstock Tire site (on the right) and the Villager Mall (on the left). 
These sites are underutilized and have outdated, inefficient layouts. Proper redevelopment could transform the 
function and appearance of this area. 
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Map 11: Conceptual Designs of Villager Mall and Comstock Site. These are schematic designs that are intended to 
convey important design principles and are two of many potential design solutions. 
esign Principles: Villager Mall/Comstock Tire Site 
hese two concept plans illustrate a series of ideas and design 
rinciples for the redevelopment of the Villager Mall and 
omstock Tire properties. Concept A is ambitious; it removes 
ost of the buildings on the site, with the exception of the gas 

tation at the corner of Ridgewood Way and South Park Street. 
oncept B is a more pragmatic solution that confronts economic 
oncerns and achieves change with the least disruption. Concept B 
ould also be viewed as first phase of a more extensive 
edevelopment as discussed in Concept A. Both of these concepts 
hare major planning and design goals: 
. Framing the Park Street Corridor: Redevelopment should 

showcase a new neighborhood employment center and the 
Park Street Corridor by framing the entrance with well-
designed multiple story signature office buildings at the two 
southern intersections of South Park Street at West Badger 
Road and Hughes Place. 

. Street-Oriented Commercial Development: Commercial 
buildings should be located close to the sidewalk and 
enhance street intersections with quality architecture and 
design. An extension of Buick Street into the Villager Mall 
Site should terminate on a building or a prominent feature. A 
traditional “Main Street” retail design would promote and 
enhance a sense of place for the neighborhood. 
Complementary development should occur across the street 
at the Comstock Tire Site. 

3. Community Interaction: It is important to encourage a 
community focus by maintaining and improving the South 
Madison Library and South Madison Health & Family 
Center (Harambee). A redesigned center will create 
additional opportunities for civic interaction. 

4. Urban Design: Encourage quality design with an 
emphasis on an urban form. Upgrade the appearance of 
existing buildings and enhance parking lots with 
landscaping. Potential site design should create urban 
squares and other outdoor community gathering spaces.  

5. Street Circulation and Parking: A new street network 
would divide existing large parking areas into smaller 
separate and shared parking areas. This would reduce the 
visual effect and promote better urban design. Structured 
parking ramp and/or underground parking may be useful 
to efficiently design large office buildings. Additional 
open space created by a compact parking scheme may be 
development for community use. 

6. Pedestrian Circulation & Safe Street Crossings: 
Improved pedestrian crosswalks, wider street medians, 
pedestrian refuge islands and street oriented buildings will 
improve pedestrian safety, calm traffic and create 
convenience for shoppers. A well-defined system of 
sidewalks and pedestrian paths promote pedestrian safety 
and enhance community interaction between commercial 
uses, housing, schools, nearby parks and open space. 
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Recommendations-Villager Mall Site Recommendations-Comstock Site 
1. In the long term, redevelop the Villager Mall site to 

incorporate two-to-five story commercial buildings 
for retail, office, research, or other higher-wage 
paying jobs to provide employment opportunities in 
the greater South Madison area. The new 
redevelopment concept should incorporate a main 
street design concept. New building construction on 
out lots should be close to the sidewalk with parking 
at the side or rear of the property. New construction 
should be of high quality design and building 
materials. Emphasis on an international mix of 
businesses, cultural facilities, and public gathering 
spaces should be considered as part of the makeover 
of this strategic redevelopment site. 
 

2. As one of the first steps toward redevelopment of 
the Villager Mall, reconfigure the internal 
circulation system (including sidewalks) in such a 
way that would not preclude the future 
redevelopment of the site, but possibily support the 
short-term redevelopment opportunities of one or 
two outlots. At the time the Villager Mall is 
redeveloped, explore the possibility of improving 
the pedestrian and vehicular connection from 
Villager Mall to the apartment complex located 
directly to the west on Cypress Way. 

 
3. At such time as the Villager Mall is redeveloped, 

request that 10 feet of property be 
dedicated/purchased for the widening of South Park 
Street to increase the width of the median to 
improve pedestrian safety. Traffic refuge islands at 
Buick Street and Hughes Place should be installed. 
Landscape improvements in the median should be 
explored upon the widening of the median. 

 
4. At such time as the Villager Mall is redeveloped, 

explore the possibility of constructing new single-
family townhouses along the northern property line 
that are compatible with existing residential 
structures along Ridgewood Way. Adjacent property 
owners on Ridgewood Way should be included in 
up front discussions to determine the most 
appropriate land use for the part of the site. 

 
5. Widen roadway and improve sidewalk system (i.e., 

curb, gutter, sidewalk) along Hughes Place and 
Ridgewood Way from South Park Street to Cypress 
Way. Allow parking along portions of street upon 
the widening of the roadway. 

 
6. Explore the construction of a parking ramp to 

support park and ride initiatives to reduce the 
congestion from South Park Street as well as to 
support new businesses at Villager Mall by 
negotiating shared parking at off-peak times. 

1. The most predominant site, 2421 South Park 
Street (the northeast corner of South Park Street 
and West Badger Road), commands at least a 
two-to-three-story office building to anchor the 
South Park Street gateway intersection. High 
quality building materials, placement of building 
to the sidewalk, and incorporation of pedestrian-
oriented features is highly recommended. Due to 
the sloping topography of the site, placement of a 
two-story parking structure at the rear of the 
building (eastern side) with ingress and egress 
from West Badger Road is suggested. 

 
2. New construction should be predominantly two-

story buildings along South Park Street and West 
Badger Road with neighborhood or community 
commercial businesses on the first floor. High 
quality building materials, placement of building 
to the sidewalk, placement of parking at the side 
or rear of building(s), and incorporation of 
pedestrian-oriented features are highly 
recommended.  

 
3. At the time new construction occurs at 2401 

South Park Street, the current site of Park Bank, 
ingress and egress from the site should line 
directly with Hughes Place to improve the 
connection with the Villager Mall site. 

 
 
 
  

The view looking southwest helps illustrate how 
Buick Street extended to the Harambee Center 
can become a main street if redeveloped with that 
concept. 
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Area 2: South Park Street Wingra 
Creek Redevelopment Area 
The SMNSC has designated the area between the Madison Labor 
Temple and the Morningstar Dairy site as one of the two priority 
sites to pursue redevelopment strategies. The project site, 
bounded by Fish Hatchery Road on the north and west, South 
Park Street on the east, and West Wingra Drive on the south, is 
located on South Park Street midway between University of 
Wisconsin-Madison campus and the West Beltline Highway. 
The 45 parcels that comprise the area have varying uses, from 
single-family residential units to large commercial and 
institutional sites. The larger sites in the planning area are 
owned/occupied by: Madison Labor Temple, US Post Office, St. 
Marys Care Center (now vacant), Dean Medical Center, US 
Army Reserve, Copp’s grocery store, and Morningstar Dairy 
(now vacant). The total land area is approximately 65.0 acres.  
 
Many amenities of the site would be appealing for future 
residential, commercial uses, and/or mixed-use developments:  
• Adjacent to Wingra Creek and in close proximity to Franklin 

Field, Bowman Field, UW-Arboretum, and Quann Park. 
• Close proximity to employment centers (i.e., Downtown 

Madison, UW-Madison, Dean Medical Clinic, and St. Marys 
and Meriter Hospitals). 

• Located on a major arterial highway, bus route, bicycle path, 
and proposed fixed guide way line (i.e., streetcar or trolley).  

 
Due primarily to the larger scale of many of the uses and the 
inefficient use of land, the site lacks the cohesiveness and 
continuity between structures and the streetscape amenities that 
are typically found in thriving mixed-use environments. 
However, there are opportunities to address these issues through 
higher density infill development. The Park Street 
Revitalization: Possibilities to Reality report recommends 
redeveloping the Labor Temple, Army Reserve and Post Office 
sites for new mixed-income, mixed-density residential uses and 
new two-story retail buildings with second floor 
residential/office uses fronting on South Park Street. The report 
recommends integrating the existing Copp’s grocery store and 
incorporating a walk-in Post Office on South Park Street. This 
sentiment has been reaffirmed during the development of the 
South Madison Neighborhood Plan, where the neighborhood 
identified this area as one of the top redevelopment priorities. 
Map 12 illustrates two conceptual designs for the area. (Note: 
These are schematic designs that are intended to convey 
important design principles and are two of many potential design 
solutions.) 
 
During the South Madison Neighborhood Planning Process, the 
City of Madison was awarded two BUILD (Better Urban Infill 
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Development) Grants from Dane County. The BUILD Grant: 
Phase I and II provides financial support to conduct a site 
analysis, market feasibility study, prepare conceptual designs for 
the 65-acre site (such as a mix of land uses, location for new 
streets, the type and style of buildings), and implementation 
strategy and phasing. More specific recommendations for this 
area will come from that effort, which is expected to be 
completed in early 2005. 
 

South Park Street looking southerly. Morningstar Dairy (vacant) is a prominent site for 
new commercial and/or mixed-use development. 

 

Madison Labor Temple, US Post Office, and parking areas could be reconfigured to 
provide additional redevelopment opportunities. 
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Map 12: Conceptual Designs for the Wingra Creek Area Redevelopment. These are schematic designs that are 
intended to convey important design principles and are two of many potential design solutions. 

 
Design Principles: Wingra Redevelopment Area 
The South side neighborhoods are supportive of a concept that 
develops a traditional “Main Street” theme with a retail core that 
retains existing businesses. Concept A relocates the health center 
along Park Street and creates a health center campus on the 
northern end of the development. This concept emphasizes more 
housing locations and options. Concept B proposes a new street 
network, including an innovative roundabout intersection that sets 
the stage for a new commercial “Main Street.” Both of these 
concepts share major planning and design goals: 
1. Business Retention and Expansion: The redevelopment 

concept plan emphasizes retention of existing businesses and 
institutions to stay in the neighborhood and improve their 
facilities. The grocery store, health clinic and Labor Temple 
are examples of the important institutions that add to the 
quality of life in the neighborhood. An emphasis on new 
biotech research and office space, integrated with the two 
nearby hospitals and the University, would enhance the 
development of the site and promote a wealth of opportunity 
for existing and new businesses. 

2. New Street Connections: A new street system within the site 
will increase connections between Fish Hatchery Road, 
Wingra Drive and South Park Street for both vehicles and  

pedestrians. A new street network would facilitate an 
urban development pattern appropriate to this area. New 
buildings should be of high quality design and be located 
close to the street to promote a sense of place. 

3. Community Interaction – Labor Temple: This institution 
will serve as a defining element of the redevelopment. A 
new and improved building could house the Labor 
Temple. A first floor restaurant just off South Park Street 
may be complemented with training space and offices on 
the upper floors. Other potential shared uses, including 
training space for the Army Reserve Unit or other 
technical professions would enhance the stature and 
importance of this institution to the neighborhood.  

4. Urban Design & Street-Oriented Development: New 
street connections provide an opportunity for a traditional 
“Main Street” retail development. Encourage quality 
design with an emphasis on urban form. Upgrade the 
appearance of existing buildings and enhance the sites 
parking lots and landscaping. Potential site configurations 
should plan to create urban squares and other community 
gathering spaces. 
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Design Principles: Wingra Redevelopment Area (continued 
5. New Housing Options: Provide new housing options that 

take advantage of Wingra Creek Parkway and its strategic 
location. Elderly housing may be an ideal fit with shops, 
health services, City parks, and bus stops located close to 
proposed housing sites. Housing should be linked to the 
Downtown, nearby open spaces, Vilas Zoo and other 
amenities by new and improved pedestrian and bicycle 
pathways. 

6. Stormwater Management: Due to existing drainage issues 
and problems, redevelopment plans should dedicate space for 
stormwater detention/retention basins to manage run off 
within the site as needed. 

7. Parking: Relocate the existing large fields of parking into 
smaller separate and shared parking areas, behind and at the 
sides of buildings, to reduce the visual impact and promote 
land use efficiency Dense development proposals should 
consider the use of underground parking or structured ramps 
to provide the necessary number of parking stalls.  

8. Circulation and Safe Street Crossings: To improve safety 
and circulation, Beld Street may have a cul-de-sac to allow 
more community open space. The intersection of Cedar and 
Park Street will be redesigned for safer vehicle movements 
and pedestrian crossings. Other changes may include 
changing Metro bus routes to go only one way in on Beld 
Street. 

Land Use for the Morningstar Dairy Site 
The Morningstar Dairy site has recently closed. SMNSC has 
differed major land use and site design principles to the 
advisory committee overseeing the Wingra Creek BUILD 
Project. General principles to consider include:: 
1. Prominent Location: This site occupies a prominent 

location at the corner of South Park Street and Fish 
Hatchery. Any redevelopment should emphasize high 
quality architectural and urban design. 

2. Building Massing and Scale: Redevelopment proposals 
should emphasize multi-storied, mixed-use building 
design sited close to the property lines. Development 
proposals should respect the surrounding land uses and 
relate scale and massing to the existing housing along 
Fish Hatchery Road. Parking should be located at the side 
or rear of the property. 

This view highlights two important 
institutions to the neighborhood: a 
grocery store and health clinic. The 
retention and integration of these two 
uses will be important in a 
redevelopment plan. 

 

Recommendations  
1. Create an overall concept of a “Main Street” design in the 

South Park Street Wingra Creek Redevelopment Area. As 
part of the concept, develop a town center focus: a place 
where the diverse community of South Madison can shop, 
play and live. Develop an internal circulation system of new 
streets that support the residential and commercial uses. 

 
2. Develop concept plans that incorporate mixed-income, 

residential, mixed-use developments; neighborhood-oriented 
and commercial-community businesses; and transit-oriented 
options.  

 

There is an opportunity with the vacant 
dairy site to develop a mixed-use project 
that can add to the street life and 
improve the visual appearance of the 
South Park Street and Fish Hatchery 
Road Intersection 

3. Within any new development, recognize that the Wingra 
Creek area is a visually prominent location and merits 
pedestrian, civic and public art improvements. 

 
4. Build on the international character of South Madison 

neighborhood and business community.  
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