
Royster-Clark Update – August 2007 
Alder Larry Palm 

 
 

The City’s Current Process 

Potential Sale of the Royster-Clark Property 
Agrium U.S. Inc., the current owner of the approximately 26.7 acre Royster Clark property on 
Cottage Grove Road, has announced that they have accepted an offer to purchase on the Royster 
Clark Property from Michael Hershberger of Urban Solutions, Inc., a Madison-based real estate 
development firm. Various conditions of purchase still need to be addressed and the sale is not 
expected to become final until near the end of the year. 
 
This potential sale of the Royster-Clark property is good news since it means that the site will be in 
the hands of someone who has expressed interest in removing the old fertilizer plant and proceeding 
to redevelop the property with more appropriate uses.   
 
Mr. Hershberger has advised me that they have hired a local planning firm, Vandewalle and 
Associates, to lead their Redevelopment Team to develop a specific proposal for reuse of the site 
after the sale of the property.  It is too early to know what specific types of development might be 
proposed for the property, but the Redevelopment Team has expressed a strong desire to 
understand the wishes of the neighborhood and the City before, during and after their planning has 
been done.  

City of Madison Special Area Plan 
The sale is especially timely because preparation of a special area plan for the Royster-Clark site and 
portions of the adjacent business district is just now getting underway, and this plan will be able 
provide the developer with guidance about the community’s objectives and preferences.   
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City Planning staff working with a Royster-Clark Neighborhood Planning Team (RC-NPT) made 
up of representatives from the adjacent neighborhoods, local businesses, and the Alder and County 
Board Supervisor to develop a special area plan.  
 
Recommendations from the RC-NPT will provide the broad framework to guide future 
development and redevelopment within the planning area.  However, during the preparation and 
creation of the special area plan there will be many opportunities for neighborhood input and 
participation. 
 
The special area plan will be less detailed (and cover a larger planning area) than the specific 
proposals for the Royster-Clark property that may be developed by the Redevelopment Team, but 
its recommendations will provide the overall framework for later more-detailed project proposals.  
The special area plan created by the RC-NPT will ultimately be adopted by the Madison Common 
Council as a supplement to the City’s Comprehensive Plan. 
 

Market Feasibility Study 
As part of preparing the special area plan, the City will hire a consultant to conduct a market 
feasibility study for the Royster-Clark site and the planning area.  The purpose of the market study is 
to inform the planning process and help ensure that the plan’s recommendations not only reflect 
neighborhood objectives and preferences, but are also realistic.  The market study will be funded by 
a Dane County BUILD grant, a City of Madison Neighborhood Grant awarded to the Lake Edge 
and Eastmorland neighborhood associations, and private donations raised by the neighborhood 
associations. 

Special Area Plan and Redevelopment Project Timelines 
The schedule for preparation of the Royster-Clark Special Area Plan currently anticipates having a 
draft plan ready to present to the Plan Commission sometime in January 2008, although this could 
be affected by the schedule for the market study. 
 
The Redevelopment Team will not really be able to begin working on detailed plans for the 
property until the purchase is concluded near the end of this year, but are very interested in 
understanding the desires of the neighborhood and the City as they prepare their plans.  For a large 
property like this it can take over a year for the planning and review process to play out.   
 
The developer, the Alder and the City will invite neighbors to meetings throughout this process.   
Your neighborhood associations may also hold planning meetings to provide additional feedback.  
Some information on how neighborhoods, developers and the City can work together to develop 
project plans can be found in “Participating in the Development Process: A Best Practices Guide for 
Developers, Neighborhoods & Policymakers.”  The Best Practices Guide can be found on the City 
website at: http://www.cityofmadison.com/planning/BPG_Final_for%20weba.pdf 
 
The Plan Commission and Common Council will ultimately use the adopted Royster-Clark Special 
Area plan developed by the RC-NPT and city staff as the benchmark for comparing the proposal for 
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developed by the owner’s Redevelopment Team, so it is vitally important that residents have their 
voices heard in developing the special area plan. 

Frequently Asked Questions (FAQ) 

Railroad 
As part of the development, the “spurs” from the 
railroad line to the property will be abandoned. 
The “siding” parallel to the track is on Union 
Pacific’s property and therefore not under the 
control of Agrium or any future purchaser. 
Wisconsin and Southern (WSOR) leases the 
railroad line for their operations. 
 
Based upon a number of variables, it is possible 
that this property could be part of a TID and 
TIF money could be spent to upgrade and 
improve the railroad in this area. Examples of 
improvements could include creating a quiet 
zone.  

Environmental 
Agrium is committed to ensuring a complete clean up of the site. 
 
The Redevelopment Team intends to hire an arborist to identify and determine the condition of the 
various trees on the property. 

Madison Gas & Electric Property 
MG&E owns about five acres adjacent to Royster Avenue as well as leases five additional acres from 
Agrium. There is also a sub-station on Cottage Grove Road. MG&E will continue to lease this land 
for their use and will be a part of both the RC-NPT discussion and any other redevelopment 
discussion. 

Define “Mixed-Use” For This Property 
For the purposes of discussion, mixed-use would be residential, commercial, retail. Manufacturing 
and most industrial uses will not be part of the mix. 

Who’s on Redevelopment Team? 
• Mike Hershberger, Urban Solutions, Inc.: www.urbanresults.com 
• Brian Munson, Vandewalle & Associates: www.vandewalle.com 
• Thomas Sather, Silverstone Partners: www.silverstonepartners.com 
• Daniel Day, D’Onofrio, Kottke & Associates, Inc. 
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Will the site be subdivided and sold? 
The Redevelopment Team does not anticipate this happening in the traditional sense, such as a 
developer designing a sub-division and selling off individual home lots to different builders. 
The Redevelopment Team will be responsible for the General Development Plan (GDP) for the 
entire project, and may have others “sub-develop” different sites. For instance, if there is a senior 
housing component, a company that specializes in the construction and management of senior 
housing could have the responsibility of making this part of the development occur. 

Building Demolition 
The current existing structures are not viable for 
retrofitting. As expected, the building itself is 
planned to be demolished. Environmentally, it is 
unknown what lies beneath the concrete floor of 
the building, and therefore to fully clean up the site 
full access must be made.  
 
In addition, there have been numerous safety and 
visual concerns about the current structure. No 
amount of security will safeguard the site.  
 
The City of Madison has extensive requirements before a building can be demolished. The Plan 
Commission has oversight of demolition. Before issuing a permit, the Commission wants to know 
generally what is intended to go on the site (so that someone just doesn’t build a parking lot, as an 
example). 
 
Since this site is currently zoned a mix of Manufacturing/Industrial, without an approved PUD plan 
or rezoning, the only permitted use for a new building would be either manufacturing or industrial. 
Therefore the existence of this the current building works in our favor to ensure that no new 
manufacturing or industrial building is constructed at this site. 

Security 
As stated earlier, it is very difficult to secure this site. 
However, after the sale improvements to the fence 
and additional lighting has been considered. It is the 
belief of the anticipated buyer that demolition of the 
existing building would greatly reduce security 
concerns. 
 
If you see trespassers on the property, please call the 
police at 255.2345 (non-emergency). If you see new 
graffiti on the building, it is the responsibility of the 
property owner to remove it. Please let me know so 
that I can have the City’s Building Inspection Division follow-up with the owner. You can also 
report graffiti online at: http://www.cityofmadison.com/reportaproblem/graffiti.cfm 
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Glossary 

Special Area Plan. 
A special area plan generally covers an area smaller than an individual neighborhood, but larger than 
the site of a single development project.  Some special area plans may include parts of several 
neighborhoods — such as the Yahara River Parkway Master Plan.  The planning area for the 
Royster-Clark special area plan includes that site as well as several blocks of the adjacent business 
district along Cottage Grove Road.  Special area plans are adopted by the Plan Commission and 
Common Council as supplements to the City of Madison Comprehensive Plan (and to the relevant 
neighborhood plan, if there is one). 

RC-NPT: “Royster-Clark Neighborhood Planning Team”. 
The Royster-Clark Neighborhood Planning Team is the neighborhood planning group being 
created to work with City of Madison Planning staff to help guide the development of the special 
area plan for the Royster-Clark site and portions of the adjacent business district.  The RC-NPT 
includes representatives from up-to three businesses within the planning area, two representatives 
(one plus an alternate) each from the Eastmorland Community Association and Lake Edge 
Neighborhood Association, the Alder and County Board Supervisor representing the planning area, 
and two additional at-large neighborhood residents. 

PUD: “Planned Unit Development”.  
PUD is a special zoning designation that can be used when the desired type of development can’t be 
adequately defined or regulated using one or more of the City’s “standard” zoning districts.  The 
Plan Commission and Urban Design Commission review and make recommendations on all 
applications for PUD zoning, which must be approved by the Common Council.  Large 
developments may use a combination of standard and PUD zoning. 

GDP: “General Development Plan”.  
The GDP is the first stage of PUD zoning approval, and is the overall plan for the property proposed 
by the developer.  It does not include all the details of the proposed development, but establishes the 
locations of the various proposed land uses, the general intensity and scale of development, and may 
include other general design requirements.   After approval of the GDP by the Common Council, 
the developer can begin to create more specific plans. 

SIP: “Specific Implementation Plan”.  
The SIP is the second, more detailed stage of PUD zoning approval, and requires approval of a very 
detailed site and building plan, including such details as architectural drawings, review of building 
materials, a landscaping plan, lighting plan, parking and access plan, and other elements.  The 
Common Council must approve the proposed SIP before any development can begin.  A large GDP 
may include multiple SIPs, which may be submitted at different stages over an extended period of 
time. 
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TID: “Tax Incremental District” and TIF: “Tax Incremental Financing”.  
Tax Incremental Districts (TIDs) are the area of land defined by the City that TIF money can be 
earned and spent in.  
 
While TIF money can used to support the project directly, it is often used primarily to make public 
improvements that will help enhance the development, such as upgrading City streets or utilities, or 
installing special lighting, landscaping or other amenities in public rights-of-way. 
 
In order to use TIF money, a Tax Increment District must first be created by the Common Council 
and a specific TID plan approved. Under state law, Madison can determine areas of “blight” and can 
capture the difference in property taxes from before and after improvements are made. For example, 
if the current property tax of Royster-Clark is one hundred dollars and after redevelopment it is five 
hundred dollars, than the difference of four hundred dollars may be used to make improvements 
within the district. 
 
Funds spent for approved improvements within a TID are repaid over time by taking this additional 
captured property tax revenue generated from new development within the District. .  

Madison Plan Commission. 
The City Plan Commission is a volunteer citizen committee that meets approximately every other 
Monday night to approve or make recommendations on much of the development that occurs 
within (and sometimes outside) the City of Madison---including land divisions, rezoning requests 
(including PUDs) and Conditional Use permits.  They also oversee the development and adoption 
of City master plan elements, including neighborhood and special area plans.  Projects the size of the 
Royster-Clark redevelopment typically go before the Plan Commission many times before they get 
final approval.  District 3 Alder, Lauren Cnare, who represent the area on the other side of South 
Stoughton Road north of Cottage Grove Road is on the Plan Commission. Information about the 
other members of the Plan Commission is available online at: 
www.cityofmadison.com/mayor/104400.html 
 
 
 
There are many areas in this document that rely on statements about future planning for the 
Royster-Clark site. At this time I believe these statements to be true, but as with any project, changes 
may occur because of unanticipated concerns or complications.  
 
For more information and future updates, please see the District 15 website at: 
www.cityofmadison.com/council/district15.  
 
You can contact me at lpalm@cityofmadison.com or 692.8416. 
 


