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Has your development team worked together in the past?

44 projects

totaling 

$928M

35
development 

projects totaling

$1.46B
in total 

capitalization

Currently working 
together on

$100M+
U of MN student 
housing project

Theory Madison team members have successfully partnered on over $2.5B of projects.
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6.

Racial Equity & 

Social Justice



workforce hiring

Equity & Social Justice: Similar Values

workplace culture

Community
engagement

internships

scholarships

uw minority  
scholarships

education

resident initiatives

Project Belong

outreach

2021 DEI Grant, 
American Apt Assoc

PeakLink

Flavor Events

Construction 
Inclusion Week

Growspace
microlearning



• Introduced Peak Link in 2020

• Project Belong Pt I Gender Inclusive Housing, Fall 2021

• Leadership Team Completed IDI Coaching Workshop 

• Awarded 2021 NAA Innovation in Diversity and Inclusion 
Grant 

• Recruitment & Hiring Resources: Women and Minority Owned 

Recruitment Agencies, Interview Guides Focused on Competency to 
eliminate Bias

• Launched Growspace, a DEI Microlearning Platform 

GOAL: Create an inclusive place to work and live.

Equity & Social Justice:
Hiring & Workplace Culture  |  User Centered / Innovative Design 



Equity & Social Justice: Community Outreach – Hiring Subconsultants

Community 
engagement 
and outreach

Facilitating 
partnerships

Right-sizing 
bid packages

Goal setting
Identification 
of firms for 

participation

Key Elements



• Contractor open houses 

• Pre-proposal meetings

• Liaison with community 

organizations, neighborhood 

groups, elected officials, 

community leaders 

• Advertising in community 

newspapers

• Communication via social 

media, radio, plan rooms

Equity & Social Justice: Community Outreach – Hiring Subconsultants



Equity & Social Justice: Making a Lasting Impact

PROJECT RESULTS SWMBE WORKFORCE LOCAL

GOAL ACHIEVED GOAL ACHIEVED LABOR BUSINESS

Fiserv Forum, Milwaukee, WI 25% 33% 40% 43% 95% 76%

Froedtert & MCW Center for Advanced Care, 
Milwaukee, WI

15% 23% 15% 22% -- --

Froedtert & MCW Imaging Fit-Out, Milwaukee, WI 15% 23% 15% 30% -- --

Nashville SC Stadium, Nashville, TN (underway) 30% 37% 22% 36% 87% 58%

SC Johnson West Campus Expansion, Racine, WI 8% 23% -- -- -- --

Allegiant Stadium, Las Vegas, NV 15% 23% 38% 63% 80% 70%

TCF Bank Stadium, Minneapolis, MN 22% 30% 30% 40% 95% 90%

Harley-Davidson Museum, Milwaukee, WI 18% 22% -- -- -- --



Equity & Social Justice: Making a Lasting Impact



1.

Sustainability



What sustainability features are in your current proposal?
What would it take to achieve a LEED silver minimum?

green roof

permeable
pavement

water efficient 
plumbing

Focus on Energy

building envelope

HVAC

LED lighting

energy star 
appliances

recycled 
rainwater

HOUSING

multimodal
transit

sustainable 
printing

electronic recycling

energy conservation 
education/labeling

paperless records/billing

sustainable laundry

“smart fleet”

composting

bike share



What sustainability features are in your current proposal?
What would it take to achieve a LEED silver minimum?

electric 
car sharing

Lighting controls

Solar option

traffic flow

bike inflation station

EV charging

pay on foot 
stations

wayfinding

ventilation

PARKING

Oregon Convention Center Garage



What would it take to make your proposal net zero energy use?

Energy-Efficient

DESIGN SOLAR CREDITS



What would it take to make your proposal net zero energy use?

Energy-Efficient

DESIGN SOLAR CREDITS

Solar on 80% of roof area to achieve net zero No additional credits 

necessary to achieve 

net zero on parkingSolar on 40% of roof area to achieve net zero 
PARKING

Energy Use Intensity 
(EUI) Range

Less efficient 4.1

More efficient 2



What would it take to make your proposal net zero energy use?

Energy-Efficient

DESIGN SOLAR CREDITS

Solar on 80% of roof area to achieve net zero No additional credits 

necessary to achieve 

net zero on parkingSolar on 40% of roof area to achieve net zero 

Solar on 80% of roof area would offset 8% of energy use Significant credits through 

MG&E would be required to 

achieve net zero on housing. Solar on 80% of roof area would offset 12% of energy use

PARKING

HOUSING

Energy Use Intensity 
(EUI) Range

Less efficient 4.1

More efficient 2

Less efficient 53.7

More efficient 34.7



2.

Parking / 

Transportation



Describe how the private parking needs are met in your proposal.

80 stalls

for housing

510 stalls

for City parking



How do vehicles get in and out of the building (what streets/alleys 
will be used) and describe the traffic patterns inside the building.

OPTION 1

Describe the use of Hawthorne Court for bus movements.

OPTION 2



GR-1.5

How do vehicles get in and out of the building (what streets/alleys 
will be used) and describe the traffic patterns inside the building.

-1.0

P

4.0 5.0

2.0

6.03.0



Please provide additional information related to
entry/exit circulation, parking stall size, drive aisle size.

455 GSF / stall

8’ x 16’ compact stall size

9’ x 18’ standard stall size

12 ADA spaces

24’aisle width

18% compact stalls

P



Describe how this project will meet future TDM 
requirements in the upcoming TDM ordinance.

23 points 

so far!

15 points 

required



WE ARE FLEXIBLE.

Please describe your preference in the long-term operation of the intercity 
bus terminal; operated by the City, development team, or third party?

OUR GOAL:
Provide a best-in-class residential 

facility that will operate seamlessly 

with the parking garage and bus 

terminal operation with the focus 

on safety, security, cleanliness, 

and upkeep.



3.

Design



Discuss how project design addresses universal design / ADA. 

The Resident Experience:

• Windows / Daylight

• Access to Outside

• “Liveability”

• Stronger mental health

• Higher retention rates

• More alumni involvement



Discuss how project design addresses universal design / ADA.

• Providing Equity in Use

• Flexible Design

• Simple & Intuitive Use

• Perceptible Information

• Tolerance for Error

• Low Physical Effort

• Size and Space for 
Approach and Use

UW-Whitewater  
Ma’iingan Hall



Please explain your design approach—specifically how does it 
enhance the public realm at the street level and of the area?

75% ACTIVE USE ALONG LAKE ST Competitor 3: 54%

Competitor 1: 60%

Competitor 2: 68%



How would you address the zoning conflict of a 
needed step back over the 4th floor?

15 FT ZONING 
STEP-BACK



Liability

✓ Design Liability Exposure to City

✓ Construction Liability Exposure to City

Financing

✓ Certainty of Financing by Public Sector

✓ Certainty of Financing by Private Sector

✓ Completion Guaranty for Parking

✓ Cost Guaranty for Parking

Collaboration

✓ City Design Involvement/Oversight/Approval

✓ City Construction Involvement/Oversight/Approval

✓ Community Outreach Coordination between 
Parking & Housing

✓ Entitlement Coordination between Parking & 
Housing

✓ Design Coordination between Parking & Housing

Provide example(s) of projects your team has completed that required successful collaboration 
between two different design teams and/or construction teams to build one cohesive project. 
What are the lessons learned (pro/con) from these example(s) projects.



Provide example(s) of projects your team has completed that required successful collaboration 
between two different design teams and/or construction teams to build one cohesive project. 
What are the lessons learned (pro/con) from these example(s) projects.

EUA: Over $2.1B in construction in partnership with other design firms

Peak: Over $450M in partnership with other design & construction firms

Mortenson: Over $10B in partnership with other construction firms



4.

Financing



Describe your vision for phasing of construction (public vs private) 
and financing of the project.

Contracts / Entitlements / Design

PARKING CONSTRUCTION

HOUSING CONSTRUCTION

TIMELINE 
PER RFP
6.25 years

Parking funded 

by City
Housing funded by 

Theory Madison

MAR
2028

MAR
2026

DEC
2021

JAN
2025

OCT
2023

OCT
2026



Describe your vision for phasing of construction (public vs private) 
and financing of the project.

Contracts / Entitlements / Design

PARKING CONSTRUCTION

HOUSING CONSTRUCTION

TIMELINE 
PER RFP
6.25 years

Parking funded 

by City
Housing funded by 

Theory Madison
Contracts / Entitlements

PARKING & HOUSING CONSTRUCTION

INTEGRATED 
MODEL
4.25 years

ENHANCED SPEED TO MARKET

Additional ~2 years of:
Increased tax revenue

Increased parking revenue
Lower general conditions cost

Design

Parking funded by City & Housing funded 

by Theory Madison simultaneously

MAR
2028

MAR
2026

DEC
2021

JAN
2025

OCT
2023

OCT
2026



TAKEOUT 
APPROACH
4.25 years

Parking & Housing funded 

by Theory Madison

City purchases Parking Core 

& Shell from Theory Madison 

at construction completion

OR OR

Describe your vision for phasing of construction (public vs private) 
and financing of the project.

Contracts / Entitlements / Design

PARKING CONSTRUCTION

HOUSING CONSTRUCTION

TIMELINE 
PER RFP
6.25 years

Parking funded 

by City
Housing funded by 

Theory Madison
Contracts / Entitlements

PARKING & HOUSING CONSTRUCTION

INTEGRATED 
MODEL
4.25 years

ENHANCED SPEED TO MARKET

Additional ~2 years of:
Increased tax revenue

Increased parking revenue
Lower general conditions cost

Design

Parking funded by City & Housing funded 

by Theory Madison simultaneously

MAR
2028

MAR
2026

DEC
2021

JAN
2025

OCT
2023

OCT
2026



Describe your vision for phasing of construction (public vs private) 
and financing of the project.



Explain calculations and assumptions to arrive 
at assessed value for property tax purposes.



Explain calculations and assumptions to arrive 
at assessed value for property tax purposes.

 $270,000,000

 $275,000,000

 $280,000,000

 $285,000,000

 $290,000,000

 $295,000,000

 $300,000,000

 $305,000,000

 $310,000,000

 $315,000,000

 $320,000,000

 Theory Madison  Competitor 1  Competitor 2  Competitor 3

Economic Development                                                             
(Pr oper ty Taxes + Parking Revenue over  50 Year s)

$20M $30M $40M



Explain calculations and assumptions for $6M air rights purchase.

Revisited Proforma Assumptions:

• 2022 Preleasing Performance

• Costs

• Taxes

• Rents

• Financial Assumptions

$6M

up to
$18M up to 

150
beds

original 
affordability

100
beds

current 
affordability

original 
purchase 

price

current 
purchase 

price










