
PLANNING DIVISION REPORT 
DEPARTMENT OF PLANNING AND COMMUNITY  

AND ECONOMIC DEVELOPMENT 
Of July 1, 2008 

 
 
RE: ID#10646 Zoning Map Amendment I.D. 3368, rezoning 6403 Femrite Drive, 6504 
Femrite Drive, 6703 Femrite Drive, and 3102 Meier Road from Temp. A to M1 and W and 
ID# 11130, Approval of the Preliminary Plat of McAllen 120 Business Park 

1. Requested Actions: Approval of a request to rezone 121.2 acres located at 6403-6703 
Femrite Drive and 3102 Meier Road from Temp. A (Agriculture District) to M1 (Limited 
Manufacturing District) and W (Wetlands District); and approval of a preliminary plat for 
the future creation of 6 industrial lots and 3 outlots.    

2. Applicable Regulations: Section 28.12 (9) provides the process for zoning map amendments; 
the subdivision process is outlined in Section 16.23 (5)(b) of the Subdivision Regulations. 

3. Report Prepared By: Heather Stouder, AICP and Timothy M. Parks, Planners 

 

GENERAL INFORMATION 

1. Applicant and Project Contact: Carl T. Chenoweth, PE, McAllen 120, LLC; 4605 Dovetail 
Dr.; Madison 

Surveyor: Wayne D. Barsness, RLS, D’Onofrio Kottke and Associates; 7530 Westward 
Way; Madison 

2. Development Schedule:  Development of this subdivision is planned to commence after 
all approvals are granted, with an estimated completion of December 2012. 

3. Parcel Location: The area to be rezoned encompasses five parcels totaling approximately 
120 acres situated north and south of Femrite Drive east of Ohmeda Drive; Aldermanic 
District 16; McFarland School District, except the northernmost parcel, which lies within 
Madison Metropolitan School District.   

4. Existing Conditions: The site is currently undeveloped and includes over 35 acres of 
delineated wetlands, mostly in the southeastern portion. 

5. Proposed Land Uses: The subdivision will include six lots for future industrial 
development and three outlots for storm water management, detention, utility easements, 
and wetlands conservancy. 

6. Surrounding Land Use and Zoning:   

North: Undeveloped agricultural land, scattered rural residential, Blatterman Homes 
warehouse and offices, and a commercial composting facility in the Town of 
Blooming Grove; 

South: America’s Best Value Inn in the Town of Blooming Grove; Dane County – 
Rodefeld Landfill in the City of Madison, zoned PUD-SIP;  

 East: T&B Leasing Company, self storage, a dog kennel, motorbike sales, and 
agricultural land in the Town of Blooming Grove; 
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West: On northeastern corner of Femrite Drive and Ohmeda Drive, single family 
residence in Town of Blooming Grove; west of Ohmeda Drive, GE Healthcare 
and Datex-Ohmeda Manufacturing facility in the City of Madison, zoned M1 
(Limited Manufacturing District); south of Femrite Drive, auto repair shop and 
various light industrial uses in the Town of Blooming Grove. 

7. Adopted Land Use Plan:  The Comprehensive Plan recommends a combination of 
employment uses and conservancy for this property, with conservancy recommended for 
the majority of the eastern 40-acre parcel due to existing wetlands. There is currently no 
neighborhood development plan for the parcels in question. 

8. Environmental Corridor Status: Southern and southeastern portions of the site lie within 
a mapped environmental corridor corresponding to a portion of a pond located in the 
southwestern corner of the site and wetlands present along the southern property line. 

9. Public Utilities & Services: The site is partially served by City of Madison utilities but will 
be served by a full range of urban services as development in this area progresses. A City of 
Madison water main enters the site from Femrite Drive to the west, and turns south between 
the two southern 40-acre parcels to primarily serve development located south of US 12 & 
18. Sanitary sewer service to serve this development will likely be extended from the south 
of the site. At present, the southeastern 40-acre parcel lies adjacent to but outside of the 
Central Urban Service Area (CUSA). Thus, extension of City of Madison services to serve 
this parcel will require prior approval of an amendment to the CUSA. The nearest Madison 
Metro Bus stop (Route 39) is on Agriculture Drive, well over a mile to the northwest, and 
there are no plans to extend bus service in this direction in the near term. 

 

STANDARDS FOR REVIEW 

This application is subject to the standards for zoning map amendments and the standards for 
preliminary plats. 

 

PLAT REVIEW  

The applicants are requesting approval to rezone 121.2 acres of land generally located at the 
intersection of Femrite Drive and Meier Road from Temp. A (Agriculture District) to M1 
(Limited Manufacturing District) and W (Wetlands District) and approval of a preliminary plat 
to allow the future creation of six industrial lots and three outlots. A majority of the land in the 
proposed subdivision was attached to the City from the Town of Blooming Grove in February 
2008, with the exception of the 3102 Meier Road parcel, which was attached in the 1960s. The 
applicants also own a second narrow, 66-foot wide, 1.5-acre strip that extends south from the 
subject site to the US 12 & 18 frontage, which was attached on June 17, 2008. This parcel will 
be added to the development as part of a subsequent application to provide the subdivision with 
access to sanitary sewer service as well as a possible roadway connection from this plat to the 
frontage road pending Wisconsin Department of Natural Resources approval. 
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Site Analysis 

The approximately 120-acre site is comprised of five undeveloped parcels. Approximately two-
thirds of the site is located along the south side of Femrite Drive and includes two 40-acre 
parcels as well as a 66-foot wide strip of land originally purchased by the Town of Blooming 
Grove for road purposes in 1974. The Town recently disposed of this right of way to the 
applicants, who propose to dedicate it to the City for a southerly extension of Meier Road as part 
of their development. The remainder of the site consists of two parcels located north of Femrite 
Drive on the west side of Meier Road. Both Femrite Drive and Meier Road are currently 
unimproved two-lane roads, with Femrite extending east to intersect US 12 & 18 on the easterly 
edge of the Town of Blooming Grove, while Meier Road extends north and then east to serve 
mostly agricultural lands east to CTH AB. 

Femrite Drive divides the northern and southern portions of the site. Ohmeda Drive, which 
provides access to the GE Healthcare and Datex-Ohmeda developments, forms the western 
boundary of the northern half of the site. Meier Road forms the eastern boundary of the northern 
half of the site, but does not yet continue south of Femrite Drive. The former Old Meier Road 
functions as an access point from Meier Road for two residences just north of the site, but has 
otherwise been vacated between Ohmeda Drive and Meier Road. 

The site is mostly characterized by a rolling terrain that appears to include a row of glacial 
deposits in the southeastern corner of the property and the northerly portion of a farm pond in the 
southwestern corner of the site. A significant delineated wetland comprises most of the 
southeastern 40 acres of the site, with additional wetlands located along portions of the southern 
property line of the site, including adjacent to the pond, which largely sits off the subject 
property. In addition, tree cover is present throughout the site, with large densely wooded areas 
along the western property line and near the glacial deposits in the southeastern corner of the 
site. 

The site is surrounded by a mix of employment, commercial, and light industrial uses in the City 
of Madison and Town of Blooming Grove, along with three rural residential homes in the Town 
of Blooming Grove. One residential property lies west of the property on the northeast corner of 
Femrite Drive and Ohmeda Drive. Across Ohmeda Drive to the west is an employment area in 
the City of Madison that includes the GE Healthcare and Datex-Ohmeda facilities. South of 
Femrite Drive west of the site is a mix of automobile service and other light industrial uses. The 
Dane County Rodefeld landfill and a motel are located south of the site along the US 12 & 18 
frontage. To the east of the site, a mix of rural commercial properties in the Town of Blooming 
Grove include a drywall contractor, dog kennel, motorcycle shop, and self-storage facilities.  
North of the site are two rural residential homes and a commercial facility housing two 
additional contractors and associated offices. 

Plat Layout  

The developer proposes to extend Meier Road south from Femrite Drive to provide access to the 
developable portions of the property south of Femrite Drive. The developer also owns a strip of 
land south of the subject site that extends south to the US 12 & 18 frontage road adjacent to the 
hotel and landfill and is exploring a possible future extension of Meier Road further south if 
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regulatory approvals can be obtained to allow the road to cross the wetlands present south of the 
property.  

Three of the six lots proposed, Lots 3-5, will be located west of extended Meier Road. A new 
public street, shown as McAllen Drive, will extend between Femrite Drive and Meier Road to 
provide primary access to these three lots, which the developer indicates will comprise the likely 
first phase of the development. East of extended Meier Road, the developer proposes a 
triangularly shaped 6.3-acre Lot 6, which will consist of the only developable land in the 
southeastern 40 acres of the site to the significant wetland present elsewhere on that portion of 
the site. The remaining two industrial lots proposed, Lots 1 and 2, will be located north of 
Femrite Drive and will be the largest lots in the plat.  

Outlot 1 of the proposed subdivision will be located in the northernmost portion of the site and 
contains wetlands, wooded areas, and a portion of an existing access driveway off of Meier 
Road. Outlot 2 is proposed to occupy the southwest corner of the plat and contains wetlands and 
a proposed 2.5-acre regional stormwater management facility. As proposed, these outlots would 
be dedicated to the City for stormwater management and conservancy. Outlot 3 will consist of 
the significant wetland in the southeastern corner of the subdivision and will be dedicated to the 
City for conservancy purposes.   

The developer has provided a conceptual development plan for portions of the proposed 
subdivision that includes five large-format, multi-tenant industrial buildings on Lots 3 and 5, 
each with surface parking on one side and loading docks generally located interior to the site. A 
sixth similar building is conceptually shown on proposed Lot 6 along the east side of extended 
Meier Road. However, the applicant has indicated that the development of this lot in the future 
may take a much different form such as commercial or retail space, or even long term 
preservation as wooded open space. This lot is currently wooded, and may require careful design 
to preserve any high quality trees. Conceptual plans for Lots 1, 2 and 4 have not been provided, 
though the letter of intent indicates that those lots may preserved for a future single owner/ 
occupant for larger-scale development. It is also possible that the lots within the subdivision may 
be further subdivided to suit the needs of future tenants within the development. 

 

ANALYSIS & CONCLUSION 

The Comprehensive Plan specifies the future land use for the area as Employment, which is 
defined as predominantly office, research, and specialized employment areas with a variety of 
flexible sites for small, local or start-up businesses, as well as large national or regional 
enterprises. The range of appropriate uses in employment districts varies tremendously, and is 
usually better defined in a neighborhood development plan, which has not yet been completed 
for this area. The Comprehensive Plan also encourages Employment districts in newly 
developing areas to be compact urban activity centers rather than low-density suburban 
development.  

Staff believes that the development of light industrial and other uses on this specific site would 
in many ways represent an extension of the existing development pattern along Femrite Drive to 
the west that includes the World Dairy Center and Datex-Ohmeda. When well designed, staff 
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believes that such uses are not incompatible with more typical employment uses that could be 
developed in the future on or to the east of this site. This far eastern portion of the City is a 
growing employment center with a mix of light industrial, warehousing & distribution, flex-
space, and office development that staff believes the proposed development will complement.   

To ensure that development with the McAllen subdivision adheres to the aesthetics generally 
recommended in the Comprehensive Plan for Employment districts, staff recommends that the 
subdivision be conditioned upon the submittal of covenants, conditions and restrictions for the 
plat that provide heightened site design guidelines and an architectural review committee design. 
If approved, Planning Division staff will work with the developers to craft the restrictions for 
this development following approval of the preliminary plat in anticipation of their submittal 
with the first final plat of the subdivision. 

In reviewing the design of the subdivision, the Planning Division feels that the lots proposed will 
satisfy the lot design standards in the Zoning Ordinance and Subdivision Regulations. This plat 
is subject to shoreland zoning requirements due to the presence of the pond located in the 
southwestern corner of the subject site. Under those requirements, a development lot can be no 
less than 100 feet in width and 15,000 square feet in area when located within 1,000 feet of a 
lake, pond or slough, which will apply to Lots 3-6 of the preliminary plat. As proposed, all of the 
affected lots will far exceed the lot area required by ordinance. 

Finally, because the southeastern 40 acres of the subject site currently lay outside the boundaries 
of the Central Urban Service Area (CUSA) and cannot be served by public utilities, staff 
recommends that the rezoning request be modified to rezone this portion of the property to 
Agriculture zoning until such time as an amendment to the CUSA has been approved by the 
Capital Area Regional Planning Commission. The submittal of a final plat for this portion of the 
property should also be delayed until the developable portion of these 40 acres can be served by 
urban services. Staff recommends that approval of the development include authorization for 
City staff to make an application to the Capital Area Regional Planning Commission to amend 
the Central Urban Service Area boundaries to include the site and other nearby properties. Once 
the developable area of the southeastern portion of the McAllen development have been added to 
the CUSA, Planning staff would support the zoning of that portion of the property to M1 similar 
to the rest of the proposed development. 

Approval of the project will require the Plan Commission to forward a substitute ordinance to 
the Common Council for adoption. At the time the ordinance rezoning the site was introduced, 
the descriptions of the wetlands to be zoned W were inadvertently omitted. As a result, the 
current ordinance calls for the entire 121.2-acre site to rezoned M1 and W. A substitute 
ordinance has been prepared that accurately describes the portions of the site to be zoned W, 
with the remainder of the site to be zoned M1. 

 

RECOMMENDATIONS  

The Planning Division recommends that the Plan Commission forward a substitute for Zoning 
Map Amendment I.D. 3368, rezoning 6403 Femrite Drive, 6504 Femrite Drive, and 3102 Meier 
Road from Temp. A (Agriculture District) to M1 (Limited Manufacturing District) and W 
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(Wetland District) and 6703 Femrite Drive from Temp. A to [Permanent] A to the Common 
Council with a recommendation of approval. The Planning Division also recommends that the 
Plan Commission forward the Preliminary Plat of McAllen 120 Business Park, similarly 
excluding 6703 Femrite Drive, to the Common Council with a recommendation of approval, all 
subject to input at the public hearing and the following conditions:   

1. Comments from reviewing agencies. 

2. That the applicant submit a revised preliminary plat with the first final plat of the site that 
incorporates the 1.5-acre parcel extending south from the proposed McAllen Plat to the 
US 12 & 18 frontage road (attached June 17, 2008) into the subdivision. Said strip shall 
be dedicated to the City for public right of way purposes and for the installation and 
maintenance of public sanitary & storm sewer, water and other utilities.  Improvement of 
this right of way for street purposes is dependent on gaining Wisconsin Department of 
Natural Resources approval. 

3. That the applicant submits covenants, conditions and restrictions for the entire McAllen 
120 Business Park for consideration and approval with the first final plat of the project. 
The covenants, conditions and restrictions approved with the first final plat shall establish 
site design guidelines and an architectural review committee for the entire subdivision. 
The City may desire a seat on the proposed architectural review committee. 

4. That staff is authorized to make an application to the Capital Area Regional Planning 
Commission to amend the Central Urban Service Area boundaries to include the portion 
of the subject site located east of Meier Road and other nearby properties.  

5. That a final plat of the 40-acre parcel addressed as 6703 Femrite Drive not be submitted 
for any City, County or State approval until such time as the developable portions of that 
property have been added to the Central Urban Service Area. 

6. That future development of buildings and facilities within the subdivision meets all 
requirements related to wetland and shoreland zoning. 

 


