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A. THEPROCESS

The DudgeorMonroe and Vilas Neighborhood Associations and the Monroe Street Merchants AssociatieGMfZNA/MSMA) were awarded funds
from the Cityof Madisonto preparethe plan for the Monroe Street commercialdistricts beginningat the intersection of RegentStreetand continuing
for one mile to Odana Road (Figure .
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Figure A-1: Monroe Street Planning Area



Monroe Street has commercial, residential and institutional useS he focus of the plan is the three primarily commercial areas (Figur@)A The
district providesneighborhoodretail for the DudgeonMonroe, Vilas,UniversityHeights, Westmorland,Nakomaand RegentNeighborhoods as well as
shopping appeal to visitors irthe city.

7, [

Figure A-2: Locations of the ThreeCommercial Nodes



In Octoberof 2003, the D-M/VNA/MSMAissueda request for proposalsfor planningand market analysisconsultantsto preparea commercialdistrict
land use plan and market analysisin January of 2004, the group retained the services of the Milwaukéased planning firm Planning and Design
Institute, Inc. (PDI) in partnership with Business Districts, In¢BDI) from Chicago.

Theobjectivesof the plan wereto:

A G u ith# €ityof Madisonand the D-M/VNA/MSMAIn attracting and retaining high quality developmentand businesstenants alongthe streets;

A P r o wvritedago assistin evaluatingdevelopmentand redevelopmentplans that maybe proposedin the future;

A P r o existihgand prospectiveland ownerswith information regardingwhat uses are neededand can be supportedby the market and
community; and

A Pr o guiddneeonthec o mmu nexpectaficmsas theyrelate to developmentstandards.

The project began in January of 2004 and was completed in a nim@nth period. The consultants worked closely with a steering committee
comprised of representatives from the Dudgeeklonroe and Vilas Neighborhoods, along with Monroe Street busés owners and property ownet
and staff at the Universityof Wisconsin. Theteam also conductedthree public open house/workshops,met with Citystaff representingplanning,
historic preservation transportation,economicdevelopment,urban designand zoning. Both PDland BDIconductedconfidential stakeholder
interviewsand group discussion sessions with Monroe Street merchants as well as conducted a community design preference survey.

Thisplan will provide D-M/VNA/MSMAand the Cityof Madisonwith a road map for guidingdevelopmentand redevelopmentalongthis commercial
district so that the type and scale of businesses meet the overall goals of the residential and merchant community along Mo&treet.



B. COMMERCIAIDISTRICTPLANGOALS

Throughoutthe public participation processseveralsignificantthemesregardingthe future of the Monroe Street CommercialDistrict surfaced. They
were:

1. NewOpportunities: Ensuring Appropriate Redevelopment

A D e v eabtmtpgyto attract new businessesthat complementthe character (physicaland retail) of the district.

APromoteopportunitiesfor a variety of residential typeswhere appropriate.

A E n ¢ o wecoaagniedevelopmentthat can help create neighborhooddo h ub's . 6

AManage density a gunandland useguitielinesofar getv projests to maintain and encourage contextual development that are
in scalewith the existingneighborhood,are pedestrianfriendly,and providerealistic opportunitiesfor quality infill developmentthat supportsthe
business district and neighborhood.

2. Preservation: Keeping What Makes Monroe Street Special

A D e v ealtmtpgyto strengthenand retain existingbusinesses.

A D e v glidelmesto addressthe character (building scale and massing, materials, fenestration, etc.) of both new constructionand renovations
to existing structures. Preserve distinctive architectural qualities of the street.

A P r e samdenhancethe residential character of the neighborhoodsaround the commercialdistricts.

A P r e spablicamenities such asthe library, DudgeonCenter,Park and PleasureDrive, Lake Wingraand parks. Supportthe communityquality
of the Edgewood Campus and the UW Arboretum.

A E n ¢ o uhe preservationor re-use of buildings with historic value in the community.

A A dpdpulationto the corridor by encouragingmixed use, infill developmentsthat serve demographicallyand economicallydiverse population
groups.

3. Enhancement: Encouraging Complementary Usesand Activity

APr o na®tc ® mm uaharactgrior the street: encouragemixeduses including civic, institutional, retail and residential.

A P r o placesand thingsto do for peopleof all ages.

A P r o napedestriandfriendly and attractive environmentfor the Monroe Street CommercialDistricts.

APr o mogtree eof Mamrge®Btreet: enhanceconnectionsand relationshipsto natural features.

A D e v ssignagestandardsand requirementsfor signs not associatedwith public street and traffic control signs.

A Ma n argffic effectively,balancingthe needs of pedestrians,bicyclistsand vehicles.

A Ma i nparkingat a level consistentwith what we have today.

AR e c o ghe énergenceof the pedestrian/bike path as a major amenity and social center for the neighborhood. Providebetter connectionand
integration of the pedestrian/bike path to commercial areasIntegrate the pedestrian/bike path into transportation options.

A E n h atineenelti-modal character of the neighborhood.

A P r o npablicgransit availability,ease of accessand use.

A C a Vethicle traffic to accommodateother modes of transportation.

A P r o nsteetdrandingto create the senseof one commercialdistrict through banners, signage,and street enhancements.

A E x p Inaemtieebasedimplementation of the Monroe StreetBusinessD i s t pldnminggoals.

A E x p thepossibilityof creatingan Urban DesignDistrict for the commercialareas of Monroe Street consistentwith this Plan.



C.EXISTINGCONDITIONSBNDCONTEXT

1. Location in the State/Region/City

The MonroeStreet Commercial District is located in the City of Madison, in Dane County, Wisconghe historic, walkable commercial district is
uniquelylocatedlinkingUWMa d i sGampRandallStadium, Lake Wingra,and the Arboretum,betweenthe Beltline and the State Capitol (Figure
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Figure C-1: Map of the Madison Area
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Within a fifteen-minute driving distance, there are a number of commercialdistricts. Theyinclude Midvale & Tokay,UniversityAvenue,Regent
Street, Park Street, and State Street (FlgureZ)
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Flgure Cc=2: Monroe Street and Area CommerC|aI Districts
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Within Monroe Street itself, there are three distinct commercial areageginning from the
east end: the Monroe & Regentarea, the Monroe & Commonwealtharea at the center,and
the Monroe & Glenway area at the western end.

Monroe Street is surrounded by two residential neighborhoods: the Dudgedonroe
Neighborhoodand the VilasNeighborhood. The Monroe Street Merchants Association
functions along the entire corridorThe Monr oe Street Commer cif
business includes predominately local neighborhood service businesses with limited
regional and national retail enterprises.

Monroe-Regent Commercial Node (1500-1900 blocks) ¢
=" Lo | @ e

Anchored by Camp Randall Stadium, the 1700, 1800, and 1900 blocks are Figure C-3: Monroe-RegentNode

characterized by the sense of -3xAbatancgdfbor hood o6Main Streetd (Figure C

businesses that serve the adjacent residential neighborhoodgaytime workers in the

area, as well as regional visitors represent this noddé.and uses include a bank, library,

pharmacy, grocery store, parking lot, and shopping specialties such as galleries, Orange

Treelmports, WildChild,and B o r o k halongwith restaurants, coffee bars and offices.

Residential buildings include student rental apartment buildings, fraternities, and a few

singlefamily homes. Severalcommercialbuildingsinclude secondfloor apartments,and

the newMonroe Commonsdevelopmentincorporates condominiumunits. In contrastto

the 1700-1900 blocks,the 1500-1600 blocksdo not exhibitthe same sense of a cohesive

neighborhood o0Main Streetd and provide an

Monroe-Commonwealth Node (2500-2700 blocks)

Anchored by Wingra Park, this area is a mix of old and new buildingjsconsists of OO
established businesses such a4) MiRasagdadlsd nweplthNede o v ¢ ¢
Restaurant,the Laurel Tavern,the Knitting Tree,B u d d\d@aRepair,and Butler Plumbing.
Knickerbocker Place, a commercial complex built in 1994, houses a mix of businesses
which serve the local neighborhoods as well as visitorBarking and traffic issues are of
particular concern to the neighborhood in this localeTraffic generatedby the area
businesses combined with the traffic along Monroe Street has created safety issues
particularlyto the manyarea pedestrians. Adjacentto this areais an entry point to Wingra
Park, an important neighborhood amenity.

Monroe-GlenwayNode (3200-3600 blocks)

Anchoredby the UWArboretum,this area providescommunityservicessuch as two auto
servicestations, a combination pharmacy/generalstore/post office, a bed and breakfast
(Figure 5), and a beauty salon.The Dudgeon Center for CommugiPrograms is also

adjacent to this area.
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TheDudgeonMonroeand Vilasneighborhoodsflank most of the Monroe Street commercialnodes. The Appendixprovidesa brief profile and
demographic data of the residential neighborhoods in the project study area.

2. Current Land Uses/Businesses
Land uses along Monroe Street are stable and have had very little change overldst decade. A complete list of land use and business owners

for Monroe Streetis in the Appendix. Whileapproximately90% of the land uses surroundingthe Monroe Streetcommercialdistricts are residential
uses, 8.2% account for commercial uses and 0.9%edesignated institutional uses (Figure-6).
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Institutional

Along Monroe Street 19.1% of the land area belongs
to institutional uses. Thisis significantbecausethese
institutions are major regionaldestinationsthat serve
not only the residents of the local areas, but many
others who drive or commute by public transit and
use the Monroe Street corridor as a primary means
of access. Camp Randall Stadium creates an entry
point to the Monroe Street CommercialDistrict at the
eastern edge. Further down Monroe Street,
Edgewood College has a significant effect on the
character of Monroe Street as a land use which
separates the MonroeRegent Node from the

7
Calvary. W//

Cemetery.

Forest Hill
Cemetery,
| >/ Henry. Vilas|
T (. Glenway : $ N8 Park & Zoo’
Golf Course_J / 5N i

Monroe-CommonwealthNode. 4 sty aeea
i \ 7(,\(;}}\) & 3 j“ :l Schools
Along the MonroeRegent commercial node, the j X Qi"\’.{”‘p'gﬁﬁ i [ Park and Open Space
commercialusesoccuralong either side of the street. S - Park Name [ Acres b
This is important as the proximity of the business S g:dzeZT lsc?c;:' IPE"* i i 2
H N2 ward Klief Park u
creates an important synergy for walkable 2 Lake Wingra S ad P 251 I
commercial districts. 2N Wingra Park [ 1a] ||
5 \l
i ] \ \
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At the MonroeCommonwealth cormercial node, a
smaller cluster of commercialusesare located across
the street from each other.The street pattern and
parking mix create a less safe environmentfor pedestrians. Theproximityand accessto WingraParkis an important elementin the land uses at
this node.

= / | ;
Figure C-7: Parks, Schoolsand OpenSpace

Atthe Monroe-Glenwaynode, the commercialuses are all located acrossfrom the UWArboretum. Whilesome usestake advantageof this
relationship such as the bed and breakfast, the automobile service stations do not.

Public Facilities

Parksand Institutional facilities play an important role in the economyof the Monroe Street commercialdistrict (FigureC-7). Theyare national and
regional attractions that bringpeople to the neighborhood. The UWMadison, the U.W.Arboretum, the Henryilas Zoo, Edgewood Collegé/ingra
Park and Lake Wingrathe Glenway Golf Course, Forest Hill Cemetery, and the Southwest Path are located & @ooximity to the study area.

Residential
Theresidential district that surroundsthe Monroe Street commercialdistrict is comprisedof predominantlyowneroccupied,singlefamily homes

(seeappendixMap A-1). In this area 87.2% of the homes are singlefamily structures. Themajority of homesin the area were built in the period
1920-1929 (see appendix Map A3) and approximately 50% of the homes have an assessed value above $225,000 (see appendix M&p.A
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The SouthwestPath has becomean important element of the neighborhood
and acts as a new neighborhood gathering place (Figure3iC

3. Current Zoning

Zoning will play an important role in any future redevelopment plans along
Monroe Street. A zoning map offte Monroe Street area appears in the
Appendix(Map A5). Currentlythe commercialland at the MonroeRegentnode

is zoned either Gl, or G2. At the MonroeCommonwealth node the zoning is
G2 and at the MonroeGlenway node €. The G1 district, in general, permits
more Ol i mitedod c o-2nquetingfrorthe QitysoEMadidorh a n
Zoning Ordinance 0The C1 | imited co
accommodatethe shoppingneeds of residentsresidingin adjacentresidential
areas. Within this district, which is located in close proximity to

residential areas, are permitted those uses which are necessaryto satisfy the
daily or frequent shopping needs of the neighborhood consume8uch uses
include the retailing of convenience goods and the furnishing of certain
personal services.Also as a conditional use within this district, certain types

of offices are allowed.Within this district, a limitation is imposed on the size

of establishmentsto preventthe generationof large volumesof vehicularand pedestriant r a farfd to en§ure consistencywith the scale of uses

within the district. TheG2 di st ri ct , according to the City of Madison Zoning Ordinar
much larger consumer population and area of residency than that served by th& @mited commercial district. Uses permitted in thé district

include not only the retailing of convenience goods and the furnishing of certain personal services, but also the retaifiyable and fashion

goods and the furnishing of other types of serviced |l s o permi tted are al/l types of office uses. 6

Figure C8: Southwest Path

4. Other KeyRegulations, Policies and Programs

Aboveand beyondzoningand land use plans, a number of other regulationseffect developmentsand redevelopmentof land along Monroe Street.
Some of these include:

The Monroe-Harrison RedevelopmentDistrict

The Community Development Authority of the City of Madison created this Redevelopment District in November 2003 to advaace th
developmentof commercial,office and/or housingin the 1800 block of Monroe Street, previouslyoccupiedby a Cityof Madison public parking lot

and the former Ken Koppds neighborhood grocery and | auitytbractetesate. A r ede
the revitalization of neighborhood districts or particular propertiefRRedevelopment efforts aréntended to eliminate and prevent the spread of
0 b | i gheprdjectiarea. In a generalsense, factors contributing to blighinclude vacancy and underutilization, difficult and unsafe circulation,

deterioratingsite and building conditions, and diversityof ownershipimpairing the sound growth of a city. Aprimarytechniquethat can be utilized
by a city involves condemnation of land and interests in a property, with just compensation paid to the property owAeaity may then offer the
propertyto other owners or developers who will implement a redevelopment project that meets the objectives of the city.

15



Historic Preservation

The City Landmarks Commission currently recognizes several effigy mound groups, parks, and one house within the perimetbes of
neighborhoods. Onebusinessis currentlya recognizedlandmark, The Ploughinn (currentlyknown as ArborHouse),at 3402 Monroe Street.

Cityneighborhoodshave sponsoredthree separate walkingtour booklets coveringsignificant buildingsin the WingraPark development. These
buildings might also be considered for landmark status:

OrangeTreelmports,1721-1723 Monroe St.
Dudgeon School, 3200 Monroe St.

In addition, severalbuildingslining the street are olderthan 75 yearsand may be of interest for consideration. Thesecould include:

StadiumBarbers,1513 Monroe St. Art Gecko,1725 Monroe St.
Borokhim Rugs, 1801 Monroe St. SeppSports(former),1805 Monroe St.
Neuhauser Pharmacy, 1875 Monroe St. Bill Paul Studio, 1904 Monroe St.

Fourbuildingsalong Monroe Street contribute to the historic characterof the street. Noneof them are designatedlandmarks at this time. They
are located at 1725 Monroe Street, 1805 Monroe Street, 1875 Monroe Street and 1904 Monroe StregiSource: City of Madison Historic
Preservation, 2004).

Thereare two historic designationprogramsin Madison- the local landmark programand the National Registerof Historic Places. Fordesignated
landmarks, exterior renovation, demolition, and new construction on the site must be reviewed and approved by the Landmavke@ssion.
Buildings listed on the National Register can qualify for tax incentives for renovati@esignated properties qualify for the use of the State of
Wi s ¢ o risteriobdilsling code (Chapter70, WisconsinStatutes). Furtherinformation regardingthe nominating processcan be obtained from
the Preservation Planner at the City of Madison.

Inclusionary Zoning

I nclusionary Zoning is a recent provision in Madi s on dsstobeaamthrkads e
as affordable to individualsand families whoseincomeis belowthe areamedianincome. Thisregulationhas two major effects: it ensuressome
degreeof economicintegration counteringcomplete gentrification;and secondly,it is often accompaniedby densitybonusesthat increasethe size

of projects.
Facade Improvement Grant Program

Monroe Streetis a target areafor the Cityof Ma d i scofmadcdmpravementP r o g r EheaCity@dministers severalprogramsto help strengthen
and enhance its neighborhoodsAttractive building facades support and encourage local businesses and can have a significant effect on the
attractiveness and marketability of the surrounding arealo encourage business owners to reinvest in the downtown and smaller neighborhood
shopping ard business areas, the City of Madison is offering grants to assist in the exterior renovations of these otherwise sound &ald v
properties. Property owners of service or commercial/mixegse structures and building tenants, with leases of more than onear in length,
located within the target area, are eligible for funding.
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Properties that are used in whole or part for service or commercial activities are eligible for fundige program is intended to assist projects
that promoteretail activities, create an attractive environment,encourageneighborhoodcharacterand architectural design,use quality materials,
and incorporategood designconcepts. Projectsmeeting these objectivesare eligible for up to one half the costs of facade improvementsusinga
matching grant process.

Grantsmaybe providedin an amount up to 50% of the total project cost, to a maximumof $10,000 per street-facing facade. Maximumamounts
would range to $10,000 for a single facade, $20, 000 f ddingsaviththeee | di ng wi
sides and a triangular shape in plan)The owner/tenant must use private, notCity funds to matchthe @iy 6 s gr ant .

Grants may be used for restoring, substantially beautifying, or enhancing the entire facade or elevation of a commercialibgil Eligible items
include uncovering and restoring historical facades, removing existing facade materials and rejrlg them with more appropriate and attractive
designsand materials, and other detailing which leads to a substantiallyenhancedappearance. Althoughnot eligible for funding on their own, the
followingmaybe funded as part of a more comprehensivefacade improvement: windows,doors, exteriorcleaning,tuck pointing, painting, exterior
lighting, shutters, gutters, awnings, and historical architectural element3he program will fund projects that significantly improve the visual
appearance of the propertyfrom the street. Design and permit fees associated with the construction are also eligible project costée cost of
new construction, repair or replacement of a roof, work to an alley facade, work that principally involves minor repairgtipgi or mairtenance,
billboards, landscaping or paving are not eligible under the deferred loan program.

Madison Arts Commission

TheMadison Arts Commission(formerly CitiArts)is a municipal arts agencymade up of a citizen commissioncomposedof ten residentsand one

Al derperson all appointed by the Mayor. The Madi son AvesafalGfo mmi ssi onds
Madi sondsThcei tdoznenmiss.si on recently released a reportdi soh| eWi sPaohbhbki no6Awhii
provides excellent information regarding the integration of art into public landscapeBhe Field Guide portion lays out design guidelines and a

comprehensive but easyo-use process that provides a way for artists, City staff andramunity members to begin to think about, and have a

dialogue, regarding the potential of public art.

ComprehensivePlan for the City of Madison

During the preparation of the Monroe Street Commercial District Plan, the City adopted a new Comprehensare Within the Comprehensive
Plan, infill development is called for in the Monroe Street commercial districtEhe land use designations with the Comprehensive Plan are
reasonablyconsistentwith the historical usesin earlier plans, with one major excepton: Atransit-oriented developmentis shownfor the business
district near Monroe Street and Harrison Street.

Probably the most relevant sections of the land use plan refer to infill development and redevelopmdrand Use Objective 22 of the
Comprehensie Plancalls for reducingthe demand for developmentof vacantland on the peripheryby encouragingurban infill developmentand
redevelopmentand higherdevelopmentdensities at locationsrecommendedin the ComprehensivePlan. TheMonroe Street CommercialDistrict
Planidentifies a number of potential sites for such infill development. PolicyNumber Fourin the RedevelopmentSectionis extremelyrelevantto
this plan. Itreadsas follows:0 Re d e v e Isaalp an@density should be appropriateto the redevelopmentobjectivesdefined in the applicable
City plans and reasonably compatible with established neighborhood charactercluding the evolving character in areas with substantial
redevel opment . 06
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Neighborhood Grant Program
The Neighborhood Grant Program provides matching funds for community projects that generally improve the aesthetics or fuiregjar

neighborhoods. Forexample,it can be usedto purchaseornamental streetlights, benches,and similarimprovements. It is often usedto assistin
the purchase of neighborhood signsMatching funds must be provided, based on the resources available within, and to, the neighborhood.

. Urban Design OverlayDistrict

Section33.02 of the Madison GeneralOrdinancepermits the Cityto designate6 Ur PesignDi s t r TiheCityef.Madisoncurrentlyhas seven
urban design districts. There is not one in place at this time for the Monroe Street Area.

The City of Madison Urban Design Commission has final authority on most projectsiwitihban design districts.In order to establish an Urban

Design District, the Urban Design Commission may o0afteroposenal ysis of a
geographicallydefined districts within the City of Madisonas Usbn Desi gn EBc &t propeséal shall include a des
boundaries,a designanalysis,a statement of designobjectivesand methods, recommendationsfor future public and private improvementsand

devel opments and specific criteria to be employed in rae3i0®wing develo

Creatingan UrbanDesignDistrict may givethe communitygreatercontrol over future redevelopmentalong Monroe Street. It will also add a layer
of regulation to all property owners within the overlay district.
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D. COMMUNITEXPECTATIONSNDPREFERENCES

Theplanning processutilized a number of public participation tools to understandthe ¢ o0 mmu nexgegtafichsand preferences. These werethen
used to form the basis of the project goalsThe purpose of this section is to summarize some of the overall themes that emerged during the public
input sessions.

1. Public Meetings

Threepublic meetingswere held at the EdgewoodCollegeAndersonAuditoriumto receivepublic input and PDI/BDIconducted confidential
stakeholder interviews and discussion groups with Monroe Street merchants on March 18, 20@bllowing is a brief synopsis of major
sentiments expressedduring the public meetings.A more comprehensive listing of public comments is provided in the Appendix.

Business Mix & Activities

Monroe Street has a unique mix of businesses(with few chain stores),and this mix and the general character of the street should be preserved.
Anynew businessesthat are broughtin should complementand not compete with existingbusiness. Efforts should be made to make the street
truly a community place, not just a row of shops.

Traffic and Parking Concerns

While parking seems adequate for the current level of business, there are issues concerning the effect of commercial trafiicparking on
surroundingneighborhoodareas. Efforts should be made to include on-site parking for newdevelopmentprojects. Onstreet parkingis essential

to business and must be preservedVehicular traffic along Monroe Street reaches levels that make crossing the street difficult for pedestrians.
Traffic should be encouraged to use the main arterials and, where relevant, colletdgstributor streets (e.g., Glenway Street, Commonwealth
Avenue) rather than neighborhood local streets, while pedestrian access on Monroe Street should be enhanced.

Physical Environmentof Area: Landscape/Streetscape

Efforts should be made to providea uniform streetscapealongthe commercialareas of Monroe Street. Better linkagesneed to be made between
Monroe Street and the various public parks and other facilities (including the Southwest PatBgtter accommodations should be made for
pedestrians by providing benches, landscape and interesting and high quality storefront architecturee addition of such amenities should be
considered when new, infill projects are proposed.

Neighborhood/Business Issues, Conflicts

In general the residents of the area recognize how the unique character of the business districts contributes to the qualitife of the
neighborhoods. However there are concernsregardingthe impact of commercialtraffic and parkingupon the neighboringareas. Themerchants
need to work with residents to resolve issuesResidents are concerned that any new development along Monroe Street not overwhelm the
existing character and quality of the adjoining residential neighborhoods.

Degree/Effectiveness of City Involvement & Support

The Cityof Madisonis seen as a necessaryand active partner in resolvingneighborhoodissues. The Cityshould considerenacting regulationsor
guidelinesto encourageappropriate and compatible development. While programsexist to help businessimprove their properties more could be
done to communicate and encourage business/property owners to take advantage of them.
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OtherlIssues

A N e developmentshould considerresidential uses, offering a diversity of housingoptions to multiple market segments.
A E n ¢ o u marguseofpublic transit to reach Monroe Street businessescould reduce some of the traffic and parking concerns.
A Wh eropertiesare redevelopedconsiderationshould be made to utilize sustainable practicessuch as rain gardensandd gr e e n 6

architecture.

. Results of Design Preference Survey

Neighbors participated in a design preference survey at the public meeting held on May 6,
2004, at EdgewoodCollege(FigureD-1). Approximatelyl00 people participated. Thepublic

responded to images that fell under five categoriesThese were:

AHe i setbackand relationshipto street
o tloordreatment of retail
rking

ghage
re

AGr
APa
Asi
Ast et scap€Hatacien d s cape

Theresults of the Design PreferenceSurveyare includedin the Appendixbut a few general

comments can be made. When viewed as a group, the mdavored images indicate a

preferencefor 2-3 storydevelopmentthat features active and well-articulated groundfloors

that have activities that attract the interest of pedestriansPreferred massing avoided
large unbroken facades and embraced a scale that resembled a series of smaller
buildingsrather than the appearance of large singular buildingsRespondents didnot
like slidesof 0 d e @rduidfloor storefrontsthat lookedinto office usesor into opaque
glass. Preference was indicated for buildings that came up to the street edgkaw
ratings were given to images of onstory buildings set back from the sidewklwith
intervening parking. Landscapes exhibiting effective vegetative screening of parking

rated highly, as did brick and colored concrete paving as opposed to asphalt surfaces.

Smaller signs that were integrated with the design of the storefronts weresferred
over larger signs scaled to be seen from automobiles passing by at high speetibe
results indicate that the respondentspreferred a characterthat typifies traditional urban
neighborhoodcenters. Much of Monroe Street has developedin this manner. Thereis a
particular emphasis on pedestriadriendly features. The results emphasize that
Monroe Streetshould continue to build upon its unique character: care should be taken
so that development patterns and details fit withhe urban and pedestrian character
ofthe streetandavoido s u b u r b a or paeans foundcdmmonlyin development
alongautcor i ent ed commercial oO0stripsdé or

Thepreferencesexpressedbythe public have beendirectlyaddressedin the generaland
redevelopment guidelines outlined later in this report. Emphasizing appropriatsbaled
mixeduse development and a rich pedestrian environment, the guidelines specify a
development pattern that reinforces the vision outlinetly the survey participants.

20

&
&
Single Famlly Residantial
ZI E] | || | | e |
MWWWMMWMW

IHHIIIIIHI'I'HIIIHHIIIII IHI"I U HII’""IIII IIIIIH {l I\ SRl \HI"\ I I'IIH I HHII.IIHIII HIII\ 1 IIIHI 3] IHII‘ (|

Blide
Number

Multl Famlly/Town Homasg

(TR (CEE ([ (S (R e (D I (A () [
I N | N | N | P | N | P | |
WIIWIWII]IIJ] WWWWWWWWWW

IO | P | | | | e | | i

Flgure D1: Sample Preference Survey Image and
Score Sheet. Aboveis an example image and score

31 e Moy &, 2004 looting MoBehg pribipaits

rated design character images on a scale of -5
(most negative) to +5 (most positive)

d‘éc@qwters.



E. MARKETCONDITIONS

Asa componentof the Monroe Street CommercialDistrict Plan, BusinessDistricts, Inc. (BDI)conducteda market study on the Monroe Street corridor.

This market study examined three primary topies h e
opportunities for development and redevelopmentThe ultimate goal is the longerm sustenance and enhancemst of Monroe Street, a
0 o wfea kind Madisona s s g aptly stated by one interviewsubject. Thelist of those interviewedas part of the market reportis as follows:

A L eFederer,Fiore Companies

A N a t BacH, dexanderCompany
A J iEngle,State Coordinatorof WisconsinMain Street/WisconsinDowntownCenter
A S a n Mayer, President,HighPointe Properties
A P eBgeuer,NeuhauserPharmacy/postoffice

A De amdCarold Or a Sahmailerownersof OrangeTreelmports
A K eRyczek AssociatedBank
A E In Rasner,IndigoMoon

A Mi c IGayeCityof Madison
A Mi Kliat, Mallatt Pharmacy

A D a Genderson Monroe Street Framing

A P alahsen,P a s q WRastadrant

A K e iBieneman,Tileart

1. Project Area Description

The

study

areaoos

over al

mar ket

potenti al

strat ecg

Monroe Street Commerci al Districtds varied busi neseSteetframme di strib
RegentStreetto NakomaRoad(TableE-1). Thelargestnode, closestto RegentStreet,includes most of the studya r e estaldishedretail. The
secondnode, near Monroe and Commonwealth jncludes a high proportionof food and beverageestablishments. Thethird node, near Glenway,
consists of only eight businessesWi t h t he exception of Mearlideastablishmentst hese businesses are
TableE-1: Monroe Street Business Mix
Overall Glenway Commonwealth Regent

Stores 46 2 14 29

Restaurants 13 0 7 6

Services 18 4 7 14

Professional 18 1 5 6

Other 5 1 1 3

TOTAL 100 8 34 58

MonroeS t r ebesinéssmixis eclectic. Specialtyfoods, restaurants/bars and home furnishingsare stronglyrepresentedin the Regentand

Commonwealth nodes.
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The hobbies and specialty retail categories are also represented at the Commonwealth node, although in smaller numiers repair
businessesare concentratednear the Commonwealthand the Glenwaynodes. Theselatter businesseshavelongterm owners,and theyare
operated on some of the larger parcels within the study aredhe few vacancies in the area tend to be in deteriorating buildings needing
substantial renovation or redevelopment.

Thebusinessownershipin the Monroe Street District is concentratedin independentbusinesseswith a few regionalchains. Theinterviews
conducted as a part of this study suggest a strong preference toward maintaining that concentration and avoiding nationainsha

Table E2: Traffic Counts

1999 Traffic Counts
Street Cross Street Traffic Count
MONROE ST GLENWAY ST 22,900
MONROE ST KNICKERBOCKER ST 21,650
MONROE ST WEST LAWN AVE 21,050
REGENT ST MONROE ST 20,850
MONROE ST EDGEWOOD AVE 18,500

Traffic Countdata (c) 2003 by GDT. Allrights reserved.

The traffic counts along Monroe Street (TableZ are substantial and provide a mixed blessing. Experienced store and restaurant siting
professionals generally consider vehicle counts above 20,000 ADT (Averagé\DTraffic) to be sufficient to support high volume, avtariented
retail districts. However, pedestrians generally have difficulty crossing the road at these traffic volumBsrents often are particularly worried
about children whentraffic volumesare this high near sidewalks. Hencetraffic is a mixedblessingfor this area and the effect of highervolumesof
vehicular traffic must be considered as development and redevelopment proceeds.

. Market Characteristics

The Monroe Street study area is a wedlstablished and welknown shopping district within Madison and its environdMo nr oe St reet ds key
attribute is its many strong, successful independent business ownerk addition, the number and diversity of businegs provide local and
regionalshopperswith a broad selection of goods. Monroe Streetand its merchants benefit from their location on a major thoroughfare,making

the district consistently accessible to thousands each day.

TableE-3 illustrates MonroeS t r edermographicsusing the center point of KnickerbockerStreetto encompassthe trade areasfor all three
Monroe Street business concentrationsSee the appendix for details concerning each node.
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Overall, resilents near Monroe Street have Taple E-3: Monroe Street Demographics
highincome levels and spending potential.

fiahig ) ) MONROE & KNICKERBOCKER
Radii with lower incomes and age include oswie ] i T3 Mivate Dvive Time |15 Mimte Dvive Time
larger student populations where income Population 2003
from sources including parents and Total Population 2,584 10,438 75,078 282,067
depletion of savings is not measured by Total Households 1015 2356 31,019 122.745
national demographic servies. Within one Average Household  Size 294 398 506 b¥)
mile, over 1,800 households have incomes [~ Totai Population Median
X 357 371 261 325
in excessof $75,000, the amountgenerally Age
thought to be the level at which families yousehond Income 3003
begin to have significant discretionary H"'e"“‘:o'":‘;w”"’ 'I"°°"‘° ::j‘i:; :g:;:i ::“'ZS; :;:g
spending options. The total retail oot il ; : e :

. - Income $75,000 + 425 1849 6,549 32,356
expenditures exceed 1/2 billion dollars -
within a fiveminute drive time of the T ey

. Total Employees 1,024 9,152 96,553 249,212

Monroe and Knickerbocker Streets Total Catabiae 26 292 2937 13799
intersection. Withina 15-minute drivetime,  —55ing tnits 2003
total retail expenditures are more than $2 [ Owner Occupled [ 7613% | 72.76% | 35,545 I A8.08%
billion. With 100,000 employees working Consumer Expenditures 2003
within five minutes, Monroe Street also has Food And Beverages $9,346,120 | $41,578,020 $219,521,463 $980,364,315
accessto a substantial daytime population. Groceries $5,526675 | $24,598332 $130,745,085 $582,670,515
Figure ELl illustrates the areas defining the Restaurants $3,266,270 | 514,518,548 §75,748,398 $339,758,160

five-minute and 15-minute drive times at ~ Demographicsdata @2003 by Experian/AppliedGeographicSolutions
posted speed limits.

Although the 1/2 mile conventional
pedestrian market at over 2,500
population is substantial, it falls far short
of the 15,000 to 20,000 people
characterizing 1/2- mile urban markets
that rely primarily on pedestriantraffic for
their sales. Likewise, theadditional 1/2
mile pedestrian employee market at just
over 1,000 does not provide enough
support to make the daytime market
primarily pedestrian oriented.
Consequently, provision for automobile
access is key to the vitality of Monroe
Streetand must be effectivelymanaged
in order not to conflict with the

nei ghb odesirefar daffiscalming
and control.

5-minute drive time 15-minute drive time
' J
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Al t hough the connection of Monr oe $inuteedeve 8 sepotied byilonaknsesclrasts tod provideghe i dent s  wi
majority of sal es, Monroe Streetds | ong establ i s litxzagpealte phrdadgetidGcdan and r e
market. Mostlocal merchantsattribute the largestproportion of their total salesto the two surroundingneighborhoods. (Thepercentageof total

sales quoted by merchants ranged from 35% to 100%)

The strong traffic counts noted above ensure that Monroe Street businesses are visible and accessible to thousands dailyy miwwhom live

outside this convenientdrive time market. MonroeS t r epeokinitgto CampRandallensuresfootball gameday visits, not just traffic, to district
merchants.1 t shoul d be noted that the | ocal real estate communidgwingi s well
power.

. Competition

Thestudy area currently has no existingdirect competitorswithin Madisonin terms of businessmix and merchandisequality. Ofthe competitive
districts identified, the big boxes at West Towne and Prairie Towne (at Mineral Point and the Beltline) and Hilldale Mgp#hp areas provided
access to greater concentations of national chains, discounters and large format retailerdAs with most districts of its type, Monroe Street
primarily competes for pocketbook shareThe surrounding neighborhoods remain a loyal customer base, but they, like consumers nationally,
patronize retailers outside of the area for compariseshopping purchases and for commodity, bulk, and some specialty goods

Several Madison retail areas may ultimately become more competitive with Monroe Stregth for different reasons.Interview subje¢s most

frequently mentioned the Williamson Street areaWilliamson Street, like Monroe Street, includes a series of smaller shopping aredisalso has

a diversearray of successfulindependentmerchants. In contrastto Monroe Street more WilliamsonStreet businessestendto catertoMa di s on d s
studentmarket. Wi | | i amson St r eet dlscombksamdbhpusiagpvaiiesase lodier thdn ¢hose of Monroe Stredtlith new

residential development in process along the Williamson Street corridor, an altered business mix may be thetiemg result.

Anotherareais located in nearbydowntownMiddleton. Thisarea has similar demographicsbut lowertraffic counts. State Streetmaybe a main
competition for visitor dollars.A third area that may also prove competitive is Atwood Avenughis area is experiencing mixed use, il
development and an increase in new business openings, particularly restauranfsgain, incomeand housing values are less than those of the
Monroe Street neighborhoodsAt wood Avenueds | ocation is | ess advantageous.

. Characteristics of Sustainable Businessesand Districts

The challenge faced by concentrations of independent businesses like MonrdeSe et 6 s nodes is creating enough su
without introducing changesthat undermine the unique conditionsthat make these districts so appealingto the community. Forexample,parking
and traffic congestion concerns are endemic to concentrations of businesses lining commercial corridors.

Often,the solution proposedto correcttraffic and parking problemsis demolishingdeterioratingbuildingsto create central parking lots and widen
roads, often by removing parkingHowever, without proper consideration for the effect of the loss of store adjacency and the higher speed from
relieved congestion, the results can be disastroudrivers at a higher speed fail to notice enticing wilow displays; parking lots interrupt the
continuity of businesses, discouraging shoppers from strolling down the full blockhe use of public transportation to access neighborhood
businesses should be encouraged as a means to help reduce traffic impact.

Sustainablebusinessesand districts recognizethat congestionand difficult parking are signs of success. Theymust then work to minimizethem
without losing the air of desirability and higher sales those challenging conditions provide.
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Anotherchallengefacing successfulcorridor businessdistricts like Monroe Streetis the fragile nature ofitsb u s i n emfi reasgis. Using
national standards for retailers provides the pro forma business return featured in Tabld E

TableE4: National Standards Pro Forma

Standard Model 10% increase 5% decline
Sales 100% $500,000 $550,000 $475,000
Merchandise 50% $250,000 $275,000 $250,000
Rent 10% $50,000 $50,000 $50,000
Employees 20% $100,000 $100,000 $100.000
Other 15% $75.000 $75,000 $75,000
Profit before taxes
and Return on 5% $25,000 $50,000 $0
Investment

The$500,000 annual sales model was established to shotine minimum necessanyfor a businessthat will be profitable enough to sustain a
household. Note that if this modelis appliedto a businessopen 10 A.M. to 9 P.M. exceptSundayswhenit opensnoonto 6 P.M.,the average
hourly pay for each of three employees is $8.60, including benefits.

Thismodel does not differentiate the salaryof the ownerfrom other employees. Foran ownerworking40 hour weeks,that is an annual pay of just
over $18,500, suggesting a maximum annual compensation of $43,500 ($18,500 + $25,000).

Considering that the working capital necessary to support a business of this size can exceed $100,000, it is apparent wh{H08,000 in sales
is the minimum necessary for a sustainable businesslt is also apparent how critical relatively small fluctuations in sales can bincrease sales
10% with no additional costs other than the merchandise and profit double¥he owner can then choose to increastheir own compensation or
make improvementsto the store. Decreasesales 5% becausemerchandiseneedsto be marked downto sell, nothing else changesand all profits
disappear. Because restaurants are more complicated and require specialized staff at héglpay, the sustainable level for a restaurant is
approximately $1 million dollars in sales.

The merchants of Monroe Street, like the merchants in many traditional neighborhood commercial areas, vary from this model attempt to

obtain more profits from their businesses. Onecommonvariation adopted by many Monroe Street businessesis shorter hours to match customer

volumes. Another variation that tends to make both stronger business districts and individual businesses is owner occupied buildingsre
businessownersbenefit from the rising valuesin a strong real estate market like the Monroe Street Corridorrather than payingrent. Theseowner

occupied businesses are often longtanding, multtg ener at i onal busi nessegetnh &t tws eadtdhd oc uhtei @ hefr
profits. Interviewswith Monroe Street merchantsindicated that the corridoras currently configureddoes support sustainable businessesbut that

the future holds questions due to deteriorating buildings as well as undetilized parcels that may be ripe for redevelopment in the near future.
Thisstudywasinitiated to set standardsfor making this well functioning area better rather than promoting major changesthat could upsetthe

business environment.
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5. SWOTAnalysis

In formulating an Action Plan (see action plans in Section G) to improve the Monroe Street Business Corridor, it is impaotannsider the
di st relativetstiesgths, weaknesses,opportunitiesand threats, or 6 S WOTheséfactors contributedtothed i s t cuirentsitdagion and will
remain factors for the foreseeable future.

Strengths: assetswhichwill most likely continue and remain a key building block.

A S u r r o mnaigbborhogdssupportiveof Monroe Streetand its merchants;

AMo n IS¢ e eestabliskedreputation;

A Hi tgafiic counts;

A Hi dehsityresidential daytime market;

A Wedapitalizedand experiencedmerchants;

ACiofMa d i simtenedtin Monroe Streetand other local businessdistricts;
APreponder anc ebusindssestesti nati on

A'S a Ithatgustify rents high enoughto support maintenancecosts and profits for building owners.

Weaknesses:liabilities which will most likelyremainand mustbed wo r &kreadund . 6

A T h rseparatecommercialareas and businessmixes;

AL i mpateetidl for expansion;

ADi f foicrossMonroeStreet-increasedtraffic could decreasecustomercounts;
AParking.

Threats: negativetrends or elementswhich can becomea weaknessif not addressed.

AL i miacamaes,ordo o p p o r t makeiit tifficalstadadd new businessesand conceptsthat stimulate interest;
A Ma r rigeninfill developmentsthat fail to matchn e i g h b o standardsfos height, density or tenancy;
APr ot rstafe dverkiydevelopmentsites;

A B u-ouband/or successionissuesamongexistingmerchants;

ALack of or ganprogramhingnd funded

A E s ¢ a Iremts dndhogerating costs that may make some types of businessesunfeasible.

Opportunities: actionsto create positivetrends or elementswhich can becomestrengthsif properlydeveloped.

A P u b | MoaroeSteeetand its businessclusters;

A At t mewand expandingMadisonarea businessessuitable to the mix;

A 'S e t amongoptions for district managementorganization;

A A ¢ c existingCityfacade improvementprogramand/or developsupplementalincentivesspecificto Monroe Street;
A A d mlartfor acceptableimprovements.
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6. Monroe Street Developmentlssuesand Opportunities

Madi son6s devel opment process, particularly for nei ghlheprobessod i nfill,
incorporates public meetings to elicit public and neighborhood comment as well as desiguiegy. Obtaining project approval may take up to

oneyear. Aprotracted processcan add sizeablepre-developmentcoststo any proposeddevelopments,particularlylocally contentious projects.
Proposalscomingin accordingto a previouslyadopted plan have a much shorter time frame for acceptance.Anotherconcernfor anylargerscale
redevelopmentwithin greater Madison (and the Monroe Street study area)is environmentaleffect. The proximityto a lake, its watershedand the

effect of storm water runoff from any proposed site can add additional approval time.

TheCityof Ma d i srecandasloption of InclusionaryZoningwill have an effect on infill redevelopmentsites. Thisinclusionaryzoningrequirement
is applicable b owneroccupied housing units.The ordinance generally requires that 15% of new residential units be allocated as affordable
housing. If 15% is unfeasible, developers have several options to provide the requisite housing units.

Otherdevelopmentconsidemations are fundamentallymarket (or tenant) driven. Parkingand signageregulationsare includedin this category.
These may include conformance with sign ordinance restrictions, such as no perpendicular signage on Monroe Stitegiay include parking
access, availability, or restrictions.

Overall,developmentcostsin the Madisonarea vary greatlywith land cost being a key componentfor individual projects. Fora typical mixeduse
developmentwith a retail component, construction costs range from $75-$90 per square foot for a basicd w h b 6 space. Subsequenttenant
improvements vary significantly by project, ranging from $80 per square foot.

The retail leasing market regardless of property or development type is characterized as solid throughout the Madison &etail leases in the

Monroe Street study area varly location and ownership bugenerallyrange from $11-$16 per square foot triplenet (alease inwhichthe lesee

paysrent plus all taxes,insuranceand maintenance expenses). Expensegpassedthroughto tenants usuallyinclude commonarea maintenance

(CAM) and real estate taxesSome utilities may be included in CAM and may be anothiep atshsr o u g h 6 t dhede terrant expanses t .

represent an additional $56 per square foot. Taxes are in the $2.5683 per square foot range.CAM is $2$3 per square foot. Therefore, the

typical Monroe Street retail lease rate is in the $1:621 per square footrange.( The | ease payment arrangements for
owneroccupiedpropertiesis likely vastly different.)

Residential construction costs for a high quality, two bedroom rental unit (1,100 square feet) are $8%0,000 per unit including garage space.
Thiscost equatesto $75 per squarefoot of living spaceincludingthe garage. Thehigh-end residential rental market is consideredsoft at present.
Condominium construction, particularly infill locations with pedestrian amenities, is currently a very active market.

With redevelopment of property the prime focus of the study area, it is important to consider how the development commuigtysyMonroe
Street as an investment opportunityTable E5 examines how rental rates and provision for parking change the marketdynics inherent in
financing the choice to redevelop or rehabilitateThe boxed column, $16 net rent, illustrates the typical conditions along the corriddhe $14
and $8 net rent columns illustrate conditions that occur as buildings deteriorate and vaazes cause average net rent per square foot to drop.
The $20 net rent column illustrates how investment in new construction compares to typical conditiofitsis important to understand that the
land c o s dntlyss whatan investorwould pay per square foot for the land necessaryto supporteach squarefoot of retail. If developmentsmust
provide welllandscaped, onsite parking, each square foot of retail must be supported by approximately four square feet of land.
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Per Square Foot 109% Capitalization | 10% Capitalization | 109% Capitalization | 109% Capitalization
Net Rent $20.00 $16.00 $14.00 $8.00
Investment (Net Rent/capitalization) $200.00 $160.00 $140.00 $80.00
Construction Costs -$80.00 -$80.00 -$80.00 -$80.00
Design, financing, & fees -$20.00 -$20.00 -$20.00 -$20.00
Tenant improvements -$10.00 -$10.00 -$10.00 -$10.00

Site improvements -$10.00 -$10.00 -$10.00 -$10.00
Land costs $80.00 $40.00 $20.00 -$40.00

TableE5: RedevelopmentViability

Using the per square foot data from the charts, it is possible to consider how the market might view an opportunity to rddeve0,000 square

feet of stores and restaurants witrand without on-site parking (Table E6). Note that the land value iswhat an investor would payor the property
whether or not it contains buildings to be demolished and the property value is the price at which the investor would sepigty with the
associatedincome stream. Thegoalis market driven development, the possibilityof net rents for the new space high enoughto coverthe value of

the existing property.In this example,if the newspace can berented for $20 net, then the developer can purchase space currently renting for an
average of $8 per square foot.That average could be a $16 space that is 50% vacant or any other combination of price and vacancy that results
in the $8 average. Withthe prevailingnet rent alongthe Monroe Street Corridortopping out at $16 per square foot and few buildingswith average

net rents at $8 or less, there is a gap that must be bridged before redevelopment is market drivéovernment investment, such as

taxdincrementfinancing, or allowingupper stories to add valueto the redevelopmentcan fill the gap.

Per Square Foot 10% Capitalization | 10% Capitalization | 10% Capitalization = 10% Capitalization
Net Rent $20.00 $16.00 $14.00 $8.00
Sample Project No Parking

Retail Square Footage 10,000 10,000 10,000 10,000
Land Value $800,000 $400,000 $200,000 0
Property Value $2,000,000 $1,600,000 $1,400,000 $800,000

TableE6: Effect of Rental Rates on Market Dynamics
Thecalculationin TableE-7 illustrates how addingupper storyresidential can make market driven redevelopmentpossible. Byaddingtwo 10,000

square foot stories, the developerof a retail groundfloor could pay $20 per squarefoot for land and rent the retail spacefor the prevailingmarket
price of $16 net. As this table calculates the rents from the retail space would support $400,000 of the land valu&he 13 upperstory
residential units would support an additional land value of $400,000 (13 X $30,000).
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Redevelopment

Condo Sales Price Per Unit $160,000
Construction Costs Per Unit $90,000
Land Value Per Unit $30,000
Marketing & Development $25.000
Expenses

Profit and Taxes Per Unit $15,000
Units to Fill $400,000 Gap 13

TableE-7: UpperStory Residential Driving Redevelopment

SeveralMonroe Street sites may proveto be future developmentopportunities. Onesite, a structure at 2605-7 Monroe Street (deepd Eng !l i s h 6
cottagebetweenPapaP h i anddVs ¢ h apeekeditsa)rehabilitation opportunity. Thisstructure may be suitable for one or two tenant spaces.

Four other sites are located in the Commonwealth and Glenway noddsey are currently occupied by the auto repair businesses described

earlier. Dependingupon the successionplans of each existingowner, these sites may be suitable for infill development. Theseas well as other

sites that could potentially experience redevelopment are described in the redevelopment guideline section beginning in @eéti

. Summaryof Market Conditions KeyFindings

A Wi t atl5-minute drivetime the area has a total retail expenditureof over$2 billion. With 100,000 employeesworkingwithin a five-minute
drive time, Monroe Street has access to a substantial daytime population.

A Wh isdme local pedestriansaccessmany businessesalong Monroe Street, provisionfor automobile accessis keyto the longterm vitality of
Monroe Street and must be effectively managed in ordeconttlot to confli

AAl t hougmetché omo of Monroe Street 6s -rhinute drivedssepatsd by local merchants ®proviletiei t hi n a f
majority of sales,MonroeS t r elang-e8tablishedreputation and relative stability as a shoppingdistrict enhancesits appealto a broaderlocal
and regional market.

A T hstudyarea currently has no existingdirect competitors, other than State Street, within Madisonin terms of businessmix and merchandise
quality. Williamson Street, downtown Middleton, and the Atwood Avenue area could potentially become more competitive in the future.

A Su s t a busiressésand districts recognizethat congestionand difficult parking are paradoxicallysigns of success. Theymust then work to
minimize them without losing the air of desirability and higher sales those challenging conditions provide.

A A n o tchaleemgefacing successfulcorridor businessdistricts like Monroe Streetis the fragile nature ofitsb u s i n emfi reasgis.

Al nt e withiMerwmos Street merchantsindicated that the corridor as currently configureddoes support sustainable businessesbut that the
future holds questions due to deteriorating buildings as well as undetilized parcels that may be ripdor redevelopment in the near future.

AMa di sleveldpraentprocessis moreinvolvedthan in manyother communitiesand a protracted processcan add sizeablepre-development
costs to potential redevelopment projects.

AGiven the pr ev aevdlopnment featwimgtonlylgeune floar retairweudd probably not occur without some form of government
assistancesuch as taxincrementfinancing. Solelymarket-drivenredevelopmentis more likely if additional floors of residential are added above
ground floor retail.

A T hirgent of this plan should be to set standards for making this welHfunctioning area better rather that promotingmajor changesthat could
upset the business environment.
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F.MARKETSTRATEGIES

TheMonroe Street CommercialDistrict is relativelymodestin size with four primaryassets - nearbyresidents, a large employmentbase nearby,active
traffic linkages, and a core of s ucc e sThdQityof MatMsomn atso s soreeedistinct marketi nesses wi
advantages. The communities that surround Monroe Street are diverse, featuring high incomes and a strong housing market, as shown in the
demographics,and recenthousingdevelopment. MonroeS t r ecenintersial district is characterizedby small-scale commercialdevelopmentwhich

integrates well in scale and quality with the surrounding residential neighborhoods and environmental amenitiglse business district strives to

sustain its existing character and bsiness mix as market conditions and economic changes occur.

1. Identify Attainable and Desired Business (Market Mix)

Despite its many assets, Monroe Street will have challenges sustaining its current success if a proactive approach to accalating new
businessand developmentis not adopted. Theclosingof KenK o p grifies-oodsin 2001 displayedthe tight balancethat is neededto maintain
Monroe Street as an area that serves critical neighborhood needs while attracting a regional customer base with its spesiatgs and quality
shopping experience.

The suitable mix for Monroe Street is four fold: neighborhood services, spegialtores, restaurants, and officesNeighborhood services include
a grocery store, pharmacy, dry cleaning and postal statioNew stores should be established if the existing ones go out of businesghese
establishmentswould need to be small scale and in characterwith Monroe Street. Specialtystores playa critical rolein MonroeS t r eregiorials
appeal. These businesses include galleries, gift stores, stationary shops, efewide variety of restaurants are currently located along Monroe
Street. They not only bring people to the neighborhood but are a good mix with office uses as they have different parking demaancing
parking withthe number of restaurants and the types of restaurants isnportant in tight commercial areas such as thisEfforts should bemade
to retain existingbusinesses,such as pharmacies,post offices, gift stores, and galleriesand to recruit new onesthat are not currentlyrepresented
or in categories where there is sufficient demand to support additional retailers/binesses.

Withthe UWMadisonand the surroundingresidential neighborhood,small-scale offices such as lawyers,doctors, realtors, consultants and
accountantswould be a good complementfor mixeduse development. Locatingthese businesseson secondfloors should be encouraged.

2. Define a Suitable Business Model for Monroe Street

Identifyinga suitable businessmodelfor the Monroe District is critical for the long- term sustainability of future businesses. Localretail franchises
openingtheir third, fourth or fifth store, owneroccupiedretail businessesand/or mixeduse developmentare the most sustainable businessesfor
Monroe Street. This is due to the high rental rates and the lack of large retail spaceButure opportunities for eventures couldalso be pursued.
The synergy from similar businesses (specialty stores, galleries, antique stores, etc.) would give Monroe Street a marketiagtage. Proposed
real estate projects along the street should take into consideration whether the resultingagtental rates are sustainable for the types of
businesses that characterize Monroe Street.
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3. ConsiderAppointing a Monroe Street Business District Manager

In order to sustain Monroe Street as a competitive commercial district that msehe stated desires of the residents and merchants in the area,
the Monroe Street Merchants Association might want to consider creating a paid position of business mana@enrently many volunteers
administerthe Monroe Street Merchants Associationand all of their activities. Asthe role of managingthe commercialdistrict expands,it maybe
necessary to retain the services of an individual to undertake some of the taskéthe area cannot absorb the cost of this position, it may be
possible to retainthe services of a professional who is part of a larger organization or manages a series of similar business districts in the
Madison Area.Listed below are series of activities that would be undertaken by such a person:

A Ma i n tisadf existingdemographics, businessesand properties
A A s s in atttasting suitablebusinesses

A A s s in gettirgy public approvalsfor new businesses

A Mo vferwardtarget developmentprojects

A Mo vferwardtransportationand other public improvementprojects
A E n h a orgaeizationof Monroe Street Merchants Association
AMa i n tomtachwsth areaneighborhoodassociations

4. Utilize Available Public Funding and Programs

TheCityof Madisonhas a number of programsthat provideboth expertiseand financial assistanceto local businesses. Recordsshowthat these
programs have been underutilized by area businesse$hrough the merchants association, area neighborhood associations or the proposed
business district manager, the following programs should be used more effectivalong Monroe Streetlt is recommended that the merchants
group invite City of Madison officials who administer the following programs to come and give presentations to local busioesgrs on these
programs.

A F a ¢ EmprevementGrants
A P u bArt Pragram

ANei g h b@GranhPoogram
A C a p RewotvingFund

A T dncrementFinancing
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G.MARKETACTIONPLAN
1. Organizationand Finance Action Plan

TheMonroe Street study area profits greatlyfrom its activist businessowners, propertyowners,and nearbyresidents. Thereis enormouspride
in the district and the neighborhoodsfor what was describedearlier as a veryunique commerciallocale. Criticalto the areain the future is the
management of Monroe Street as a cohesive commercial district.

Allsuccessfulcommercialdistrict managementis characterizedby one attribute-partnershipamongall the major stakeholdersin the study area.
These stakeholders must represent both private and public (primarily local government) sectdfer Monroe Street, institutional stakeholders,
such as the University of WisconsiiMadison and Edgewood College, should be included.strong publieprivate partnership ensures the most
efficient use of resources available to each sectoiThat partnershipcreates a forum for the tensions of the various perspectives to be
accommodated through compromise.

The Monroe Street study area also has other management consideratio®n e  wi | | be the deter mi nHaviggtheek t he di
nodeswith vastlydifferent businessmixesand future possibilities presentsa major challengeto any managemententity. In contrast, the effect of
future change to any one node could affect the remainingtwonodes.he o howo6é of managi ng mMmitie Osceangy area i s

management entity is determined, its longerm sustainable funding becomes most crucial.

The possibility of a Business Improvement District (BID) has been discussed as one option for managing Monroe Street, pantidts
maintenance. The Wisconsin BID process, according to the enabling legislation, is a clear process. The legislation lists fiscal and
organizational requirements necessary for BID consideratioft.infers that a strong, active organizational framework would aid in agpal.
Monroe Street is a likely BID candidate in the loagrm, and the City of Madison would likely be amenabl&@here are complicating factors.
SeekingBlIDapprovalfrom local propertyownersis not an easytask. AnyBIDapprovalstrategywith its consequenteducationalprocesswill take
time. Those property owners affected will need to understand the BID process, its possibilities, its limitations, and most impgrteow the BID
will provide value to the entire study areaOne resource for BID imfrmation is the Wisconsin Downtown Action Council, a BID advocacy group.
Theycan providereferrals to successfulBIDsin Wisconsin primarilyin Milwaukee,to help prepare for any Monroe Street effort.

In preparation for a BID, the Monroe Street Merchants Association should carefully consider how the district management rgi@on is
structured. One possibleoption isbecominga WisconsinMain Street community. Byinitially applying the MainStreet mockl to the study area,
any new managemententity could developthe necessaryorganizationalcapacityin preparationfor the BIDapprovalprocess. Utilizingthe Main
Streetmethodologyis hard work. WisconsinMain Streetcan provideinitial information and training to determineif the modelis appropriatefor
the Monroe Street study area.

Another issue is that of financial incentivesThe City of Madison offers a facade improvement program through the Department of Planning and
Communityand EconomicDevelopment. Propertyownersof serviceor commercial/mixeduse structures and building tenants with leasesof more
than one year in length, located within the target area, are eligible for fundinghe Monroe Street district merchants and property ownensust
determine if supplemental incentives, such as targeted matching grants and/or loan programs, are necessary for Monroe S{taejeted
incentivesare typicallydesignedto achievespecific behaviorsor objectives). Anyincentive programshould also be developedand managedunder
the auspices of whatever organization the merchants determinéd comprehensible application process, attentive administration, necessary due
diligence, and strong fiscal controls must be part of any financial incentive development.
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The neighborhood organizations are also partners in Monroe Stre@hey can help in the distribution of program information, develop events

uniquely suited to the nearby residents and provide input into the development of business recruitment targéterough continued cooperation
with the Monroe Street Merchants Associaion, the neighborhoodorganizationswill developa clear understandingof the challengesfacing Monroe
Street merchants and the merchants will learn about neighborhood concerns.

Thefollowingtables suggestaction plans for the Monroe Street commercialdistricts. Thescenarioincludesa steeringcommittee elementthat
may be included in the action.Timetables become active with a decision to pursue a steering committee element.

TableG-1: Organizationand Finance Action Plan

| Task | Month Due | Who | Cost |
Objective: Establish a project steering committee to guide plan implementation
1. Recruit a steering committee willing to serve for 18 months and composed of: 1 City/Merchants -0-
a. 2 property owners who operate the businesses in their buildings
b. 2 property owners who hold the property as an investment
¢. 2 business owners who lease space on Monroe Street
d. 1 representative from each adjoining neighborhood organizations
e. 1 representative from each City department involved in plan implementation
2. Create a working organization 3 City/Merchants -0-
a. Officers
b. Insurance
¢. Subcommittees:
i. Permanent Organization
ii. Financing
iii. Business Development
iv. Marketing
3. Establish a schedule to meet at least 12 times in the next 18 months 3 Steering Committee -0-
4. Report quarterly on implementation progress Ongoing Steering Committee -0-
5. Create a permanent organization 20 Steering Committee -0-
6. Disband 20 Steering Committee -0-

continued on next page
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TableG-1: Organizationand Finance Action Plan (continued)

[ Task | Month Due | Who |  Cost
Objective: Develop an organization with the ability to provide expanded management, business development and marketing
1. Research models that could work for Monroe Street: 8 Permanent Organization Subcommittee -0-
a. Meet with Wisconsin Main Street to learn about its program
b, Research procedures for establishing a Business Improvement District
¢. Assess the existing Monroe Street Merchant’s Association
d. Consider other programs, including an Ombudsman
2. Draft a white paper reporting on the research that includes: 11 Permanent Organization Subcommittee -0-
a. Governing board membership
i. Number of members
il Qualifications
b. Successful programs
¢. Budget
d. Tenure and “sunset” provisions
3. Recommend an organization or program to undertake management of Monroe Street 15 Permanent Organization Subcommittee -0-
a. Governing Board
b. Committees
¢. Programming
d. Funding
4, Complete legal requirements to establish recommended organization 19 Permanent Organization Subcommittee 0-
[ Task | Month Due | Who |  Cost
Objective: |dentify funding for management, business development, and marketing programs
1. Research local resources: 5 Financing subcommittee -0-
a. Foundations
b. Facade Improvement Grants
c. Public Art Program
d. Neighborhood Grant Program
2. Research State programs 5 Financing subcommittee -0-
3. Research Federal Programs 5 Financing subcommittee -0-
4. Create a comprehensive list of the funding programs available to a Monroe Street 8 Financing subcommittee -0-
organization and to businesses on Monroe Street
Objective: Establish an annual budget for management, business development, and marketing programs
1. Establish costs of programs as projected by subcommittees 8 Steering Committee -0-
2. Determine sources of funds E] Steering Committee -0-
3. Make allocation decisions 11 Steering Committee -0-
4. Review results every six-months Ongoing Steering Committee 0-
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2. Business DevelopmentAction Plan

Much of the neighborhood focus over the past few years has been on the development of Monroe Commons, including the Traglédr 30 gr ocer y
store, in the 1800 block. Whilecertainlythe largestand most valuablesite, the remainderof Monroe Street has its own dynamicas a commercial

district. Vacancies exist within the district, and appropriate and potentially successful tenants are needed to fill those vacandregure

redevelopment sites also exist.

Thechallengefor the Monroe Streetdistrict, its surroundingneighborhoods,and both leadershipsis howto accept changewithout compromising
character. Part of this challenge igecognizing that market forces ultimately determine businessvnerand real estate developer successesln
turn, balancingmak et real i ti es with neighborhood desires will continue to ensu

Linkages with the | ocal commerci al real e s t a.ocal real estate brokers aye vevy awdreadb e i mp o
t he r es i m®suppordlocd eneréchants.Many of them have actively worked to maintain the current successful business mbangoing
conversationsbetweenlocal merchants, propertyowners,and local retail brokers can identify other tenants suitable for Monroe Street, creatingan

informal referral network.

Business owners operating at three or more locations within greater Madison represent likely recruitment prospettese types of owners are
experiencedin expandingtheir business. Theseownersalso havethe financial capacityto purchasea building, should that be an element of any
expansion decision.

Whilethe district has an assortmentof businesseswith severalstrong clusters, opportunities existto fine-tune the businessmix. Otherpotentially
successfu businesstypes reflect creative and lifestyle interests of local resident®Newbusinesstypes are noted below.Also listed are additions
to the existing mix that tend to represent business types with a higher average sales transaction

A B o o k chateringéo all age groups) A Cy shop
A Out dpodsrequipment A E x e requipmeat
APhot o @quignpehty

One or more casual sitlown restaurants within the Regent node are possible, especially now that there are 53 condominiums at Monroe

Commons. A fine dining option isa possibility. Most restaurants inthis node, particularly those proximate to Regent Sappear to cater more

to the student market. Additionalvenuescateringto neighborhoodfamilies and the potential daytime market would appealto multiple Monroe

Street markets. Rest aur ants within the category known as 0qFdoddndbewersgeal 6 gener a
establishments that quickly produce fresh, high quality meals for die or carryout appeal to busy famiks, nearby workers, and even those

driving through the Monroe Street district each day.
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In addition, businesses that complement the home furnishing clusters in the Regent and Commonwealth nodes (there are cuyraitte home
furnishingrelated storesin the district) would likely be successful.Suchretailers, as a local high-end kitchen appliance dealer or specialtyaudio
components store, could do wellFor example, many retail districts similar to Monroe Street in which gourmet stores are successful will have a
store that sells Miele brand appliances while nearby a store will sell speciadiydio components.

Table G-2: BusinessDevelopmentAction Plan

[ Task | Month Due | Who | Cost
Objective: Recruit sustainable business that attract additional customers to Monroe Street
1. Create a database to track Monroe Street’s business mix: 8 Business Development Subcommittee -0-

a. Document current size and amenities of each ground floor space
b. Document current building owners
¢. Document current businesses
2. Create a desirable businesses database: 11 Business Development Subcommittee -0-
a. Seek information from existing businesses on welcome cluster additions
b. Seek information from neighborhood residents on desired businesses
¢. Gain information on identified businesses:
i. Interestin Monroe Street store
ii. Real Estate decision maker
ili. Special requirements (size of space, access, amenities}
3. Become a resource to building owners and local real estate personnel: Ongoing Business Development Subcommittee -0-
a. Regularly release information on businesses seeking Monroe Street space
b. Hold breakfast and tours to showcase opportunity

4. Have regular schedule to keep information up-to-date Ongoing Business Development Subcommittee -0-

Objective: Make existing Monroe Street businesses more successful

1. Use the Merchant's Association or the Steering Committee's Business Development Ongoing Business Development Subcommittee
Subcommittee to identify issues impacting business success and seek solutions

2. Communicate regularly with existing businesses on: Ongoing Business Development Subcommittee -0-

a. Advertising opportunities
b. Funding programs
c. Business improvement seminars
d. Expense reduction

3. Hold merchant meetings at least semi-annually: Ongoing Business Development Subcommittee -0-
a. Major Event Kick-off
b. Holiday Kick-off
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3. Marketing Action Plan

The Monroe Street study area already has key marketing elements establishd@the study area has a strong, recognized imagts market
position within the Madison area is understood by local consumers, the business community and by the commercial real estatesbs and

developers. Advertising and collateral materials produced by Monroe Street merchants are of high qualfiyture emphasis on targeted public
relations, additional cooperativeadvertising,and ongoingevaluation of district printed materials can continueto reinforce MonroeS t r eiraaged s

and market position.

Table G3: Marketing Action Plan

| Task | Month Due | Who Cost
Objective: Establish baseline joint marketing program
1. Support efforts to establish a permanent funding source that can finance joint marketing Ongoing Marketing Subcommittee -0-
2. Focus on the key role of the business directory: N 8 Marketing Subcommittee $20,000
a. Must be affordable at the 100,000 printed per year
b. Must have distribution plan to get to:
i. Every home within a five-minute drive time
Il. University event participants
iii. CVB
3. Develop a plan for regular public relations efforts: 8 Marketing Subcommittee $20,000
a. Hire a professional
b. Send frequent press releases
¢. Create major events for new store openings
4. |dentify no more than two events to be sponsored by the governing organization that are focused on 8 Marketing Subcommittee -0-
selling merchandise and meals. More events take too much time to allow for a focus on managing,
recruitment and marketing. Events also tend to temporarily depress the sale of nearby businesses:
a. Holiday walk
b. Summer Sale
5. Establish rules for the use of the corridor for events. For example, other communities have limited 5 Marketing Subcommittee -0-
events for non-profits. For example, road race events should end by 10 am so streets can be opened
fully.
Objective: Strengthen the connection between Monroe Street Merchants and the nearby neighborhoods
1. Distribute Monroe Street Guidebooks directories frequenll_y Ongo‘mg Marketlng Subcommittee T8D
2. Consider list serve or other web tools to alert on special offers and events 8 Marketing Subcommittee -0-
3. Use sandwich signs and other temporary advertising visible to high traffic count as allowed by the City. 5 Marketing Subcommittee -0-
4, Consider creatinga frequent customer mailing list to be shared by all businesses 5 Marketing Subcommittee -0-
Objective: Enhance the regional image of Monroe Street
1. Seek press mention in newspaper’s special shopping sections Ongoing Marketing Subcommittee -0-
2. Create a photo bank that makes it easy to include Monroe Street in publications 8 Marketing Subcommittee $500
3. If funding allows, consider advertising in University of Wisconsin and Ed event programs 5 Marketing Subcommittee 18D
4. Create cluster groups that can share the cost of marketing to specialized regional targets 8 Marketing Subcommittee -0-
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H. KEYFINDINGS

The Monroe Street Commercial District is a unique and wiellown destination for both residents and visitors alikeThe following section outlines
major study findings highlightingboth challengesand opportunitiesto be recognizedin orderto plan for a successfulfuture. Thefindingsare listed in
five categories: SociocEconomic, Visual Characteristics, Environment and Landscape, Traffic/Circulation and Parking, and Management and
Operation. The findings indicate that while the Commercial District is in many respects successful, there are challenges to be mestoérthat
future developments, while adding new uses and activitieslo not upset the dynamics that have made the area a succesk the following section
a series of recommendations,developmentstrategies,and target project are made based upon the keyfindings.

1. Socio-Economic

Retail Uses
Findings:

A T h rdistiact commercialareas lie along Monroe Street, separated by residential areas and civic institutions (EdgewoodCollegeand Dudgeon
Center). Theyare the MonroeRegent,Monroe-Commonwealth,and Monroe-GlenwayNodes. Eachprovidesa separate commercialfocus that
enhances the diversity of offerings along Monroe Street while allowing the street and neighborhood to maintain a residentegrity.

A T h eretadl areas have a mix of businesstypesincluding neighborhoodretail, destination retail and national attractions.

A T Hiilerary site has potential for future mixed-use redevelopment.

Recommendations:

A R e t theigeneralkind of businessmixin the Monroe Streetbusinessareas.

A A d e q pasingshould be maintained at the Monroe Commonssite and in the eastern businessdistrict in general.

A T Hiilerarysite, alongwith the parking lot and, possibly,the futon store and other properties near the library, should be redevelopedinto a
mixed- use project with ample parking for both the lower level business district and the residents above.

Residential
Findings:
A T h eare & variety of residential typesalong Monroe Street. Theyvaryfrom singlefamily homesto duplexesand apartment complexes.
A T h eare an insignificantnumber of affordable and/or housingunits for eldersin the area. Thecommunitydesiresthis type of housing
in the neighborhood.
A T hegistinghomesare in good condition.
A Mumber of the larger apartment complexesmay require updating within the next 10 years.

CivicBuildings
Findings:
A Ci buildingsplaya critical role along Monroe Street.
A T hRegentRandallintersection offers an opportunityfor improvementgiventhe elimination of the railroad, the stadium project, and the
possibility of a development at the corner of Monroe and Regent, where Urban Pizza is currently located.
Recommendations:
A T hRegentMonroeintersection should be redesignedto accommodateall modes, including bicyclesand pedestrians.
A B the extent possible,the RegentMonroeintersection should be loweredto avoidthe hills leadingup to it from the 1400 block of Monroe
Street and the 1500 block of Regent Street.
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2. Visual Characteristics

Figure H-1: Figure/Ground Diagram of the Monroe-Regent Node
Scale and Massing
Findings:

AHi st otheisteet has bgensuccessfulin creatingcommercialdistricts

Imr: I3
imre "i
that are in harmony with the surrounding residential neighborhoods. o T
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Materials
Findings:

AMany of the original buildings

high quality materials and are consistentwith the architectural style of the
building.

Recommendations:

al ~tructed

A mgwdevelopmentsshouldfeature materials that are compatiblewith
the existing context, in terms of materials used in existinguildings

Fenestration (window, door and other openings on the facade)
Findings:

APri mary and

s e ¢ 0 n diaed py whareccastbreess ar e
ent er . Pri

mar y i sSecbridaey istHe sidemwhete e nt |
customerscan seeinto the interior and mayhave accessand/or where
service may be accommodated.

A Al Mongoe Street, due to the singledot depth of the commercialuses
most establishments have their primary facade along the street.
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Signage
Findings: Figure H-2: Figure/Ground Diagram of the Monroe-
ASigns are an i nt edgatchdractgr afthe Momrbe t h e Cameonwealth & Glenway Nodes
Street Commercial DistrictHowever, lack of control can lead to visual
chaos. Thebase of the building is the most visible part of the building for
both pedestrians and motorists.

3. Environmentand Landscape

Street Furniture
Findings:

A St rfgniture can providevisualinterest and a humanscaleto the
Monroe Street Business District.

A T h ere eeryfew placeson Monroe Streetfor peopleto sit and
congregate.

Recommendations:

A F i strategiclocationsfor street furniture so peoplehave public placesto
congregate. Aslong as no parkingwould be lost, extendingbump outs on
sidewalks, particularly at irregular intersections, to help make this
possible could be considered.

Streetscape
Findings:

ALandscapi ng odnvironment apoand the buildingaand
parking areaswill increasethe visual effect of the businessdistrict and
improvethe transition from parking areasto the buildings.Existingand
proposedparking areas should be appropriatelyscreenedwith a green
landscaped edge or art piece.

AAlternatives to tree plantings in g?’

fence with masonry posts and a hedge located behind the fencé/hile
such dements are more costly, they are effective in creating a strong,
pleasantstreet edge,screeningparking areas, while still allowingvisibility
of businesses and traffic movements.

Public Places & Parks
Findings:
A N e Blonroe Streetthere is an abundanceof park spacewithin walking
distance.
A Aack of small-scale public/park gatheringplacesexists along Monroe
Street. Thisis especiallytrue of areas for children and adults to gather
along Monroe Street, away from the traffic.
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. Traffic, Circulation and Parking

Traffic
Findings:

ATraffic is an i mpor t alkvhileitbsirgsipeople to theapmméwial distriet, itBdtsras adeterrent to a pedestrian
friendlyd Ma$ tnr atendspheredue to the hightraffic counts. Waysto slow downtraffic alongMonroe Streetat the commercialnodes, at
intersections as identifed in the following landuse diagrams, should be pursued.

A T hspeedof traffic along Monroe Streetshould be establishedat a consistent pace of 25 mph (currentlythe speedlimit varies).

Note: TheC i tSgrée-unctionalClassificationMap indicates streets wheretraffic is preferred, however,all streets are subjectto traffic based
on an open and connected street pattern and development intensities.

Off-Street Parking
Findings:
A T h dsiinsufficient parking for store patronsin the easternand central businessnodes of Monroe Street.
Recommendations:
A C o n sexpmhmdingpublic parking facilities in the Monroe Streetarea.
A A c k n o vahddatkegadvantageof street parking opportunitiesthat have no or minimal impact on residential uses (e.g.,ArborDrive).

Street Parking
Findings:
A T hcarrent street parking systemseemsto work effectively.

Pedestrians
Findings:
A O noéthe biggestassetsthe Monroe Street commercialdistrict enjoysis the large amount of pedestriantraffic. Maintaininga safe and
pleasing environment for them is important.
A Cr o sMonroe§treetis perceivedas the largestthreat to pedestriansafety.

Pedestrian/Bicycle Paths
Recommendations:
A T hMonroe Street CommercialDistrict should take advantageof its close proximityto the SouthwestPath, including by designatingroutes to
the major business nodes.
A F i amayto connectthe WingraPark Bike Path, which runs from the SeminoleHighwaythroughthe Arboretum,with EdgewoodDrive.Again,
the business district should use its proximity to this path to its advantage, including by designating routes to the majaeir®ss nodes.

Multi -Modal Transportation
Findings:

A Mo n Stoeetis a major public transportation corridor linking the far west side with the Downtown. Monroe Street s well servedby the transit
system.

A E n ¢ o u tha gsé afmulti-modal transportation iscritical to addressingthe longterm concernregardingtraffic.

A Mo n Steeet Merchants could developa marketing strategythat targets a variety of alternate transportation users. Thiscouldinvolvethe
preparation of special brochures listing both bus schedule information (for the routes passing along Monroe Street) andrirdtion
on local businesses. Advertisingwithin the bussescould be utilized to call attention to businessesand eventsalongMonroe Street.
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5. Management and Operation

Findings:
A T hMonroe Street Merchants Associationis the groupthat representsthe entire commercialdistrict.
A T hgeoupundertakes a number of important endeavorsfor the area merchants:

- Organizeghe Monroe Street Festivalin the fall.

- Organizeghe ChristmasWalk at the Monroe-RegentNode.

- Organizeshe OpenHousethe first Sundayafter Thanksgivingveekend.

- Maintains the Monroe Street Guidebook,and providesa detailed listing of businessesalongthe commercialdistrict for the Dudgeon
Monroe Neighborhood Association website.

- Organizesvarious seminarsfor merchantsincluding CPRand addressingshop lifting.

- Representsthe Monroe CommercialDistrict through the Metropolitan NeighborhoodBusinessAssociationat the Madison Chamberof
Commerce.

- Participatesin variousinfrastructure improvementand planning projects along Monroe Street.

A T hMonroe Street Merchantsgroup does not activelyrecruit desired businessesto the District.
(Note:the followingfindings from the market study are repeated here)

A Wi t anl5-minute drive time the area has a total retail expenditureof over $2 billion. With 100,000 employeesworkingwithin five minutes,
Monroe Street has access to a substantial daytime population.

A Wh isémelocal pedestriansaccessmany businessesalong Monroe Street, provisionfor automobile accessis keyto the longterm vitality of
Monroe Street and must be effectively managed in ordecontolot to conf

A Al t htoewaniectionof MonroeS t r ebesinéssesto residents within a five-minute drive is reported by local merchants to providethe
majority of sales,MonroeS t r elang eStablishedreputation and relative stability as a shoppingdistrict enhancesits appealto a broader
local market.

A T hswudyarea currently has no existingdirect competitorswithin Madisonin terms of businessmix and merchandisequality.

A'Su st a busimessésand districts recognizethat congestionand difficult parking are paradoxicallysigns of success. Theymust then work
to minimize them without losing the air of desirability and high sales those challenging conditions provide.

A A n o tchalkemgefacing successfulcorridor businessdistricts like Monroe Streetis the fragile nature ofitsb u s i n @mfi reasgis.

Al nt e withiMennos Streetmerchantsindicated that the corridor as currently configureddoes support sustainable businessesbut that the
future holds questions due to deteriorating buildings as well as undetilized parcels that may be ripe for redevelopment in the near future.

AMa di sleveldprmentprocessis moreinvolvedthan in manyother communitiesand a protracted processcan add sizeablepre-development
costs to potential redevelopment projects.

A Gi whe prevailingrent levels, redevelopmentfeaturing only groundfloor retail would probablynot occurwithout some form of government
assistance such as taxncrement financing.

A T nhirgent of this plan should be to set standards for making this welfunctioning area better rather than promotingmajor changesthat could
upset the business environment.

42



RECOMMENDATION®EVELOPMENBTRATEGIESAND TARGETPROJECTS

Previous chapters of this report have analyzed the market position, traffic flow and physical condition of Monroe Striéey findings have been
outlined. Thepurposeof this chapteris to pull all these elementstogetherinto a series of generalrecommendations. Thedevelopmentstrategies
and target projects, listed by specific location, are to be studied further and implemented at different stages and as ndtananges inproperty
ownership and businesses occurThe most important key recommendations are indicated by a (*).

1. Socio-Economic

Retail Uses
A Ma i nthealistinctivenessof the three separate commercialareas.

A ( Maintain a businessenvironmentwhich allows existinglocal businessesto remain while providingopportunities for new businessesto
locate in the district

Mixed-Use (commercial/retail)

A Mi xusedlevelopmentsprovidean opportunityto create an active pedestrianenvironmentand should be consideredin any commercial
district redevelopment proposals along Monroe Street.

A ( A3land valuesincrease,opportunitiesto create this type of developmentshould be pursuedwhile addressingconcernsregardingheight,
scale and massing.

Residential
A Ma i ntheaighmuality of residential areas along the length of Monroe Street.

A ( Fytureredevelopmentshouldinclude residential opportunitiesfeaturing a variety of housingtypesavailableto a diversityof markets,
possibly including affordable and elderly housing.

Civic Buildings
A ( TheMonroe Street BranchLibrary,located alongsidea Cityowned parking lot, providesan opportunityto create an updated library facility
and mixeduse development on the #e.

A ( EggewoodCollegeis an important presenceon Monroe Street. Asthe collegedevelopsit will be critical for any future plans be carefully
coordinated with surrounding neighborhoods and land uses to avoid any negative impacts.

A ( DydgeonCenteris a communitycenter within the neighborhood. It should be preservedfor neighborhoodsupportingservicesand
neighborhood civic uses.

2. Visual Characteristics

Scale and Massing

A ( Maintainingand/or enhancingthe scale and massing patterns found along Monroe Streetis a critical elementto the overall characteristic
of the Street.

A A megw building constructionalong Monroe Street should be more than one storyin height unless there are mitigating factors.
A G e n e nablilting pn Monroe Street should exceedfour (4) stories for the entire length of the street. Thisappliesto buildingsthat are
directly on Monroe Street, not buildings that might be in a position for greater setback from the street.
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A A bulldings need to be compatiblewith the buildingsthat are near them, both on Monroe Streetand on streets that are behind any proposed
redevelopment.

AAr c hi tsteedies,incuting stepbacks,fenestration and other similar signficantfeatures, can mitigate height as can the structure of the
building limit the floor to floor distances.

A H e i shduld be measuredboth in distance and in stories, and not absolutelyin each case.

A G e n e campaltibyjiityweighedagainstarchitectural resourceand social factors should determine whether or not a particular project should
be approved. Forexample,the 1800 block of Monroe Streetis currently being built to five (5) stories, and to an evenhigherheightdue to an
exceptionally high floor to floor first story, but the benefits of a grocery store outweighed the negatives associated withheight. Greater
affordability expressed in density bonuses is also worth considering as a reason for greater height.

A S u p earchitectural treatment of a particular propertyand the effect of a developmentin its entirety are factors that might make what would
otherwise be a too tall building acceptable.

A T h ere Bo absolutes; projects should be consideredon a case-by-case basis with the generalguidancethat compatibilitywith the
surroundings should be an emphasis in rendering approval decisions.

Setbacks
ABui | a@dongMprroe Streetare generallybuilt uniformly up to the sidewalkedge and presenta continuous storefront arrangement.New

buildings should follow the pattern of the existingbuildingsand adhereto a6 b u-ti dlig describedlater in the generaldevelopmentguide
lines. Limited setbacks for sidewalk or pedestrian features are possible.

Materials
A A bulldings should use high-quality materials as outlined in the developmentguidelines.

Architectural Quality
A T haechitectural quality of the buildings along Monroe Street should be continued and enhanced. Whenbuildingimprovementsare under

taken, they should be consistent with the architectural quality of the building.
A ( Prppertyownersand businessoperatorsalong Monroe Street should be made aware of and encouragedto use public funding available for
facade rehabilitation.

Fenestration
A T hnejority of the surface on the primaryfacade should be glassto allow visual accessin and out of the space. Storefrontwindowscan

establish a distinct visual identity for a businessimage. Qualitydisplaywindowsshould be consideredas essential as an attractive sign.
Display windows typically frame the entryways and should be designed to attract customers.

A D utethe fact that the limited depth of lots along Monroe Street the backs of the buildings must be designedto respectthe contextof the
adjacent residential areas.

A F duildingslyingalongthe edge of Monroe Street, the primary entrancesfor buildings should be located on Monroe Street.

A S e r enitraneesfor the buildings should occur alongthe rear of the building and be incorporatedinto the overall designof the building,
including similar quality of materials and care for aesthetic quality.

A Me ¢ h aeguipmanitthat must be located on the roof of buildings should not be visible from the side of the street oppositethe building.
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Signage

% Sgi @ne an integral part of the commercialcharacterof the Monroe Street CommercialDistrict. Tobe effective, signs should call attention to
the business and create an identity while still contributing to the overall image of the stre&igns add variety and liveliness to both building
facadesand streetscapes. Rulesfor special exceptionsfor signslocated abovethe first floor might be created if there is a clearimprovement
of the aesthetic character and quality of the facade as a result of the sign.

A ( * ) Hindlagysignage should be provided along the bike/pedestrian pathway to help direct people to not only the Monroe Street Singp
Districts but to the Zoo, the library,and EdgewoodCollege. Anyrecommendationsfor banners needsto be more fully studied and developed,
including the potential for fiscal impacts to modify existing street light poles.

A( *)QtyoeMa d i scorreid sign ordinanceshould be changedin orderto permit projectingsignsthat are tasteful and attractive.

3. Environmentand Landscape

Street Furniture
A St rfgniture should be used to attract customersto stores and providea place to visit with other residents. Designatedareas should be
established that add to the character of the business district without conflicting with the buildings and walkwakfer example, benches
should be oriented to provide clear views of storefronts.
A F u r nitemsthatenay be selectedinclude: benches,flower containers, trash receptacles,bike racks, and kiosks. Thestyleand character
of furniture should complement the building architecture, and be somewhat consistent throughout the district.

Streetscape
A T hlandscapetreatment should be of quality materials but should not be overlydesignedas to competewith the attraction of the storefronts.

Attention should also be paid to the height of landscapedbuffers to insure that they provide adequate screening,but also do not impair vision
and create safety concerns.

A St rtreesspeciesand planting locations should carefully considermaintaining the yearround visibility of businesssigns.

A ( Péadestrianscalelamppostsshouldinstalled uniformly alongthe commercialdistricts (includingthe 1500-1600 blocks of Monroe Street).
Underground wiring and banners should also be made consistent. The Neighborhood Grants Program may be available for someoenha
ments.

Public Places & Parks
A Cr e acledracepssto public parks and placesalong Monroe Street is important.
Al n v e snewogpartueitiesfor the Crazyl egsPlacearea. Grantsfrom the Madison Arts Commissionmay be availablefor some
enhancements.

4. Traffic, Circulation and Parking

Traffic
A (1t s recommendedthat intersection enhancementsbe consideredat key pedestrian crossingsalong Monroe Street. Othermethods could
include, but not be limited to, traffic signal timing, intersection traffic islands, as well as education and enforcemenatdgies.

A ( Thespeed of traffic along Monroe Street should be establishedat a consistentpace of 25 mph (currentlythe speed|limit varies).
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Off-Street Parking

A Athe MonroeRegentnode there are a number of public parking areas.
Asnew development/redevelopmentoccurs, maintaining this parkingis
important.

A ( A9newdevelopmentoccurs, parking should be required, but shared
parking and the use of alternate modes of transportation should be
encouraged.

A P a r Kbotmpgblic and private) areas alongMonroe Streetneedto be
clearly identified.

A P a r lareasauld be made more attractive, and organizedmore
effectively, to maximize the number of spacesThis may include
creating shared parking areas.

A ( Forthe MonroeCommonwealthnode, shared parkingarrangements
with Wingra Park is encouragedOpportunities for sharing may be
found during times when park usage is lower.

Street Parking
A ( ©Opportunitiesfor creatingwell-publicizedor specificallydesignated
parking areas along side streets, which do not negatively effect the
residential neighborhood, should be investigated.
A A dsitle street diagonalparking for BreeseTerrace.
A S h a paekidgarrangementsshould be identified and exploredto
maximize the use of existing spaces.

Pedestrians

A ( €ipssingMonroe Street seemsto be the largestthreat to pedestrian
safety. Opportunities to slow traffic at critical intersections should be
pursued. Pedestriansafetyislands and other pedestrianenhancements
should be considered (Figuresd, 1-2, I-3). Pedestrian crossing
treatments are estimated to cost approximately $15,000 eachlt is
noted that pedestrian safety islands require additional rigkdf-way,
therefore other alternatives likely wilheed to be pursued.A good
source for information regarding traffic calming and pedestrian

enhancements is the Federal High

(www.fhwa.dot.gov/@vironment/sidewalk2/sidewalks209.htm).

Pedestrian/Bicycle Paths

ACl ear signage to show | oresdd est a

amenities should be providedalong Monroe Streetand the path. Itis
estimated that such signage could cost approximately $15,000.
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Figure I-1: Traffic Calming:
Special Pavement Texture
and Color Source FHWA

Figure I-2: Traffic Calming:
Pedestrian Refuge Island
Source FHWA

Figure 1-3: Traffic Calming:
Landscaped Portion of a
Pedestrian Refuge Median
in Downtown Glenview,

| llinois

onds website:


http://www.fhwa.dot.gov/environment/sidewalk2/sidewalks209.htm)
http://www.fhwa.dot.gov/environment/sidewalk2/sidewalks209.htm)

AL i n EdgewgodDriveand the WingraPark Bike Path should be pursued. Thisrequires a statement of public need by the CommonCouncil.
One possible scenario to provide linkage might involve acquiring properties along both Terry Place and Woodrow, perhapsngvol
acquisition of buildings backo-back, acquisition of an easement and resale of the buildings might amplish this.

A Bi c pakihgopportunities should be increased,especiallyin conjunctionwith new development.

Multi -Modal transportation
A Mo n SteeetMerchantscould developa marketing strategywhich targets a variety of alternate transportation users. Thiscould involvethe
preparation of special brochures listing both bus schedule information (for the route passing along Monroe Street) and irdtion on
local businesses. Advertisingwithin the bussescould be utilized to call attention to businessesand eventsalong Monroe Street.

5. Management and Operation

A Aisting of available propertiesand a database of available square foot parking and area amenities should be maintained.

A ( Anethod for funding public improvements,businessrecruitment and generationshould be developed. Thismay include the creation of a
BID District. Thelongterm maintenanceand operation of the Monroe Street CommercialDistrict is critical to maintaining the balancefor the
type of district desired by both the area residents and merchants.

A ( A3changesand new developmentsare proposedalong Monroe Street they will provide an opportunityto enhancethed i s t visuat t 6 s
character while addressing needs such as parkingin urban design district will provide the opportunity for closer scrutiny of
new proposals. Thiswill impact existingbusinessesalso, yetthe longterm benefit of introducingan additional layer of approvalwill ensurethe
implementation of projects acceptable along Monroe Street.

A ( * yrderto effectivelyuse the abovementioned urban designdistrict, the communityshould embark on developingdetailed design
guidelines. Section J of this document begins to address sarof the standards for Monroe Street.

A(*)ln order to maintain and enhance the quality of t IAssocdimmr oe Stree:
should be strengthened. Activemembershipshould come from all three commercialareas along Monroe Street. Members should pay dues,

a clearlist of activities and projectsto be completed should be defined, and committeesto continue the current activities should be created.

(Thefollowingrecommendationsfrom the market study are repeated here for reference, please see Section G for further details on these
recommendations)

A E s t adproject steeringcommittee to guide plan implementation

A D e v aah aogpnizationwith the ability to provide expandedmanagement,businessdevelopmentand marketing
Al d e fundingfor management,businessdevelopment,and marketing programs

A E s t adnhnnusltbudgetfor management,businessdevelopment,and marketing programs

A R e ¢ sustainablebusinessthat attract additional customersto Monroe Street

A Ma lexastingMonroe Street businessesmore successful

A E s t adbhselmdjoint marketing program

A St r e ntigetcdnmectionbetweenMonroe Street Merchants and the nearbyneighborhoods

A E n h atimecegionalimage of Monroe Street
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J. GENERAIDEVELOPMENSTANDARD3SNDPROCESS
1. Public Policy Tools

Urban Design District
Asstated in SectionC.5,an urban designdistrict will enable the communityto evaluate developmentand redevelopmentproposalsfor sites along
Monroe Street for compatibility with existing uses and context.

2. Application of the Guidelines

Foreachredevelopmentprojectthat occursalong Monroe Street, the propertyownerwill be expectedto follow the generaldesignguidelinesthat
were described above and also guidelines attributed to each particular site as will be described belélredevelopment projects must involve
consultationwith businessdistrict and neighborhoodgroups. In orderto most effectivelycommunicatethe character of the proposedprojectin a
manner that people can understand it is strongly recommended that when every development proposal comes up for review tlosvint
presentation requirements are followed.The magnitude of the project and the magnitudef the change to the area should determine whether
strict adherence should be required.

Submittal requirementsfor presentationto the neighborhoodand businessgroups(as recommendedby those groups)on proposed
redevelopment projects may include, among other information:

AA site plan that not onlydescribesthe developmentparcel but also showsall neighboringbuildings and streets for a one block radius
around site. This site plan should also indicate @y significant topographic conditions.

AA 3D physical model of the project whichincludes contextbuildingsfor a one block radius around the site. Themodel shouldindicate
significant topography.A computer model may be an acceptable alternative to a physical model.

ABlock elevation drawings: Forfacadesthat front public streets or places,an elevationdrawingis to be preparedthat showsnot onlythe
el evation of the proposed project but the elevation aéd the entire bl
development fits in with adjoining structures.

3. General PhysicalAppearance

Designstandardsthat establishthe physicalcharacter of buildingsalong Monroe Streetwill not only ensurethe longterm maintenanceof the
existing character but also create an environment that fits in closely and/or is compatible with its surrounding residentibhborhoods.
Appearance needs to be considered along with market factors, social objectives (e.g., Inclusionary Zoning), and neighbobleoedits. In order

to accomplishand regulatethese standards, an urban designdistrict should be adopted. Site-specific designstandards should be developedfor

the proposed redevelopment sitesFollowing are some preliminary recommendations for regulating the physical appearance of buildings along
Monroe Street. Theseguidelinesapplyto the three commercialnodesidentified along the street. Sincemost of the redevelopmentenvisionedis
mixeduse, the guidelines are directed toward that type of developmenEach development project should adhere to the following general
guidelines as well as the sitespecific guidelines that begi in Section K.
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Building Heights

BuiIding heights are regulated to create streets in character with surrounding developmeBtilding height ranges should be indicated for each

redevelopment site. Building heights are identified by theumber of stories above grade, distance between the floors, the interaction between

heightand both setback and stepback, and the viewingperspectiveto a structure. Heightshould be expressedas minimums and maximumswith

allowance for unique circumstancesThe Ci tyds Zoning Ordinance regul ates what constitute

Monroe Streetds visual <charact er -stogyrconwnercal and twestorytrdsidential bdldings.Only eefelwo mi nanc e
three-story buildings front the street. The ClarendonApartmentsat the northeastend, and the four story building on the 1900 block of Monroe
Street, are the only true foustory buildings and they are set far back from the street.

Generally,buildings of four stories (or more) would be out of characterwith the traditional street and the residential neighborhoods all the more
since at most sitesd s &ddaimsuppert, buildings kighdr than theee sforids wauld needctreative design and
presentation,considerationof contextualimpact, lot size, proximityto other building forms, setbacks, stepbacks, floorto-floor heights,important
compensating valueadded features, and effective prior consultation with the neighborhoods.

Foradditions to existingbuildings, the allowable minimum building heightis
the height of the existingbuilding. Landmark or historic buildings may have

taller minimum and maximum height ranges (i.e., Camp Randall Stadium). ]
Build-To Line Proofi::
Build-ToLinesare establishedfor redevelopmentsites to ensure that building )
placements clearly define street edges and corners (Figurd)l The BuildTo :
Lineis the line parallel to (and within two feet of) the propertyline alongwhich e | |
the facade of the building should be locatedFacade is defined as any aroo«tyl‘;‘n&ﬂﬁsolgeyjuﬁ' BuidTo | .1
vertical, exterior face or wall of a building. i rmissesy s Line _TI
For adaptive reuse of existing buildings, the Builib Line is the existing | |

idi i i ; T e Build-T
building facade. The percentage of the Buildo Line that should be met with methatchoud be metoith  Bulding
building facade varies by redevelopment siteBuilding construction can vary m.kt::::::;:;:: Facade
from the Build-ToLineto accommodatefacade articulation including:arcades, |
entrances, balconies, and reveals.

—— —_—

The following elements can extend beyond the Build line: stairs, ramps, e —msw s e

terraces, awnings, signs, bay windows, balconies, roof overhangs, lighting, J X
foundations,footings, and similar elements. Cityapprovalis requiredto extend
into the rightof-way.

Figure J1: Build-ToLine
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Building Composition

Buildings should be composed to define base, middle, and top (Figur2)J The
interface between the building and people should be highly articulate@he
transition between the middle of the building and the base and top should be
articulated by use of contrasting materials, window openings, or ornamental
elements. Thesehorizortal bands form expression lines that give scale and char
acter to a facade. The top terminates the building against the sky and provides
an opportunityto create an interesting silhouette. FigureJ2 showsan exampleof
some existing buildings along MoneStreet that exhibit these

qualites. A 0basedé6 consists of storefront
projectionand an accompanyingsignagepanel. A0 mi d d ¢comprisedby either
the windows and facade of t he Zambvef |

the lower (one story) buildingsThe o0t opdé i s expressed

including stepped parapets, special stone trim at the top of the parapet, or a :

change in material. These examples illustrate that the building designer may Y

use a number of techniquesto create a building compositionthat fits with the Figure J2: Expressionof Base, Middle and Topin Existing
predominant character of the street. Monroe Street Buildings

Window Glazing

Street level facades should include visual features and design details that enrich the pedestrian experieng#ile visual interaction with all
stories of the buildingis encouraged,visualinteraction by means of clear, nontinted windows(glazing)is required alongthe street frontage of a
building. The amount and type of ground floor windows is as follows:

A T haseawhereclear, non+inted glazingshould occuris between?2 feet abovegradeto at least 8 feet abovegrade. Lowerglazing(suchas
glazing extending to the floor) and/or highdevel glazing (such as transoms and clerestories) are encouraged.

A F @xclusivelyresidential buildings, groundfloors should be raised a half level and the area where clear, non-tinted glazingshould occuris
between3 feet abovethe groundfloor to at least 8 feet abovethe groundfloor. Glazingis measuredalongthe street frontage of a building.

A T hekear glazingzoneis measuredalongthe street frontage of the building and does not include serviceentries. Glazingrequirementsvaryby
redevelopment site.

Street Activation

Where required glazing is provided along the ground $éodrfot he mreiambare
12 feetindepth. 60 St raaiwatingu s easedhose opento the publicincluding shops,restaurants, lobbies, and other serviceactivities that move

goods and people in and out of the buildingb St r eet activating useso6 can al s oyetdtllcattivattéhe ar eas t he
street. 0 St reet activating usesd6 do not include parking stalls and does nof
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Both of the storefronts pictured in FigureJ3 utilize 6 s t activating
u s ets gieateffect. Oneof the best usesto locate alongthe street ,
edge are seating areas for restaurants or the display of food items, /
whichare alwaysan enticementfor pedestrians. Sidewalkcafes are /
also encouraged, space permitting.

Entries

Pedestrian entries should be provided for each distinct ground floor
use (ortenant) alongthe street frontage. Sharedgroundfloor entrance
lobbiesare permitted for upper storyuses. Dominantcornerentrances
that maintain the Buildto Line are desirable on corner sites.

Service entries include truck docks, fire exit doors, areas for waste dis
posal,and areasfor deliveries. Serviceentries should be located along
alleys or in the rear of buildinggnd should not be located along street
frontages unless no other access is availabld-ully enclosed service
entries are permitted along street frontagesand should be designedto
be consistent with other ground floor facade elements.

Vehicularparkingentries, curb cuts, and drivewaysshould not exceed24  Activate the Street

feetin width. Wherethe vehicle entry drivewaycrossesthe sidewalk,the

pavingalongthe sidewalkshould remain at the sametypical height as the adjacentsidewalksto create a level, non-interrupted path for
pedestrians. Gates/doors for possible nighttime closure should be recessed at least 4 feet from the building facade.

Material s

Enrichmentof the pedestrianrealm requires building base materials to be of high quality, such as stone, brick, metal panel systems,and other
durable materials. Materials such as Exteriorinsulation and FinishingSystem(EIFS)hould not be used on the building base, and utility grade
materials such as splifface block are only allowed on rear, interior lot lines and alley frontages.

Building Articulation

Detailing of the base of buildings should be used to enhance the human scale qualities of the diindj. The building base should be distinctly
noticeablefrom the middle portion of the building. Cornices friezes,hoods,canopiesor other expressiveelements should demark the separation
of these portions of the buildings.Awnings and light shelves are also encouraged to help create a more human scale to the building.

Thebase of commercialand other buildings should have additional expressiveelementsthat enhancethe b u i | ddlatiog td Buman scale. A
change in materid or detailing for the base can often achieve this goal.

Building articulation should take into account certain details that can enhance the experience of Madison Metro riders wgiéihbus stops. It
may be possibleto incorporate overhangsor canopiesinto buildingsadjacentto bus passengerwaiting areas or to incorporatebenchesinto plans
at particular locations where passengers waitConsideration should also be given regarding the value of retaining walls and other landscape
features that could seve as informal seating alternatives.
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Lightingthat illuminates the exteriorof a building and highlightsits designfeaturesis encouraged.

0 F | facadésshould be avoided. Whendissimilar materials of the exteriorcladdingmeet, a distinct variation in surface plane should be present.
For example, when a brick clad section meets up with a glass curtain wall, a variation in plane is generally needed to #widicade appearing
too flat.

Forresidential uses, balconies,Frenchwindows,baywindows,or similar features are encouragedon all units abovethe building baseto further
activate the street and give the upper facade articulation and interest.

Forcommercialuses and other buildings with a curtain wall facade, additional expressiveelements are encouragedabovethe building base.

Structured parking garagefacadesabovethe building base should be fully enclosedalong street frontages. Openparking garagewalls to alleys
and locations where the wall are less visle from public streets and residential areas are allowed.

Whereparking structure facades are open for ventilation purposes,they should not have long, horizontal openings. Thefacade should establish
a vertical pattern or create gridded or punchedwindowtype openingsin order for the structured garagefacade to maintain a sense of scale and
vertical proportion.

Roofgardensare permitted and encouraged. Roofforms and elementsthat serve as visual landmarks specialfeatures and architectural lighting
of rooftop elements are encouraged.

Mechanicalequipment should be screenedand mechanicalpenthousesshould be clad with material consistentwith the overalldesignof the
facades.

Proportion

Theuse of proportionis intended to provide a sense of visual harmonyamongelements of a building. Awell-proportionedbuilding has component
parts, windows for example, that have the same proportion as the other parts, (structural bays, panels, facades, zones, é&@attern of
components with a greater height than width creates a preferable vertical proportion consistent with the building massing iaistorically
prevalent along Monroe Street.

Theb u i | drmagsigg@rsl resulting surfacesshould demonstrate consistent proportionalharmoniesthat should be used in the developmentof
the facadeds composition and details.
Scale

In order to achieve an architectural composition responsive to surrounding context and human scale, distinctive compositieleahents of
buildings should be distinguishablefrom a distance of both near and far. Thesizeand shape of these elementsshouldreflect the scale of nearby
buildings.

Rhythm

In g:chitectural composition, rhythm refers to the regular or harmonious recurrence of building elementsese patterns often reflect the
bui | ddpetityyéstguctural bays,often with the end baysgivenspecialidentity. Thisarticulation of the facade helps provide scale by breaking
the facade into smaller visual parts.The variation of rhythm from building to building reaffirms the individuality of each building, while the
recurrence of an overall rhythnielps unify the facade.

52



Theb u i | dtruotigadcelumnlines shouldin somewaybe evidentor expressedon its facade.

Surface Variation and Detail

Enhancethe visual richness of surfacesand scale of facadeswith detailing at openingsand corners,with material, color and textural changes.
Expressthe products of current manufacturingtechnologiesand building construction processesto produce an architectural expressionof this

time period while responding to surrounding context.

Special Features

Becauseof their prominentlocations, severalredevelopmentsites require specialfeatures such as unique forms, shapes,or facade elementsthat
can be seen from a distance in ordeto terminate a vista or define gatewaysThese are identified for particular redevelopment site diagrams.

Site Features

Outdoorareas, such as cafés and plazas,should be constructedwith materials consistentwith
those along the ground floor facadeMaterial such as poured in place concrete, stone, and
masonry elements should be usedWood railings, wood skirting, and wood decking should
be avoided. Retaining and garden walls should be constructed of pouréaiplace concrete, or
stone and brick masonty. Woodretainingwalls and dry-stack block systemsshould be avoided.
Fencing should be decorative metal, masonry or other high quality materialSite lighting
should be controlled to prevent glare from the light source onto adjacent properties of the
public rightof-way.

Surface Parking
Parkinglots should have a simple geometricshape,and strongedgesthat define them. This
includes decorative fencing/garden walls, landscaping, and lighting.

Decorative Fencing and Landscaping

Decorativefencing/garden walls and landscapingare required betweenthe public right-of-way
and any offstreet parking, loading, and service areas where they are adjacent to the public
right-of-way. The fencing/garden wall should be decorative, preferably with masonry piers at
regular intervals (Figure-4). Ground plantings at the base of the fence are encourageth
addition, regularlyspacedtrees (spacingnot to exceed25 feet betweentree trunks) should be
planted as part of the composition.Trees should be deciduous with a canopy in order to
maintain sight lines into and out of the site for safety.
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Street Section Diagram

Figure 35 represents a prototypical application of some of the general design guidelinéBhe example indicates new mixedse buildings on
redevelopment sites with ground floor retail and residential uses abovBlote that while this diagram portrays four story buildings, the guidelines
call for mostly 2-3 story development,with some exceptionswhere higherbuildingsare permitted pendingthe provisionof certain requirementsas
listed in the guidelines.

1. Buildingconstructedup to Build-ToLine. Streetscape/landscapeimprovementsare providedin the public R.O.W.Thefirst floor level of
buil ding along street to have 0Street Activation Zoned as described
. Setbackspermitted for sidewalk cafes or other outdoor seatingareas.
. Topfloor(s)setback from main facadeline as describedin the guidelines.
. Parkingfor residential undergroundor within building
. Retail/lcommercialuse
. Residentialuse
. Residentialbalconiesencouraged. High quality materials on all sides of buildingsthat back up on residential areas
. Landscapedparkingserviceareas screened andin back of lot
. Existingalley (whereapplicable)

CoO~NOUDWN

Figure J-5: Street Section Diagram
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4. DevelopmentStrategies and Target Projects

In order to more closely investigate redevelopment opportunities along Monroe Street, future land use diagrams were develifmpate three
commercial nodes along with development strategies and target projects for each bloéis with the generatecommendations each has an
action priority rating based upon the estimated implementationtimetable: shortterm, 0-5 years(S);mediumterm, 5-10 years(M); or longerterm,
10-25 years (L).

Recommendationsenvisionedfor the three commercialnodesalong Monroe Streetfall into three generalcategories:

Private RedevelopmentOpportunities;
Theseare predominantlya function of the current landowners,current businessoperatorsand market conditions. Therecommendationsoutlined
in this document give property owners a direction as tteetthe community

Public/Private Partnerships;

Among the listed recommendations these are the ones which will entail the most dissiasis, as many entities will be involved in the process.
Amongstthese are the facade and urban designimprovementsfor the conceptualstreet connectionsand park improvementsat Commonwealth
and Monroe, and the Arboretum and Wingra ParkAlso falling into this category is the study for creating a Business Improvement District and
hiring a Business District Manager.

Public Improvements;
Recommendedpublicimprovementsand actions include the creation of the urban designdistrict, the street improvementsand other
improvements to the public righbf-way including creating parking and reconfiguring streets.

Potentialredevelopmentsites are discussedin further detail in SectionK.
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K. REDEVELOPMENGUIDELINES

1. Definition of RedevelopmentSites

Outlinedbeloware sites along Monroe Streetthat may potentially see redevelopmentactivity over either the short (0-5 years),medium (6-10
years), or long (125 years) term. The potential for redevelopment is estimated by utilizinge following criteria:

AOnestory commercial buildings: Giventhe economicvalue of land alongthe Monroe Street corridor, any commercialbuilding that is one story
is considered a potential site for redevelopment.

AuUnderutilized sites or buildings: Sitessuch as the servicestations and auto repair shopsthat cease operationsin which only a portion of the
site is utilized are considered candidates for redevelopment over time.

APresent use not in conformance with the vision for the district: Thisplan has outlined an economicand aesthetic vision for the future of the
Monroe Street District. Any site in which there is a use that seems to be contrary to the anticipated development scenario can be considered
potential redevelopment sites.

AProperty/Structure in advancedage that is architecturally imcompatible with the guidelines in this Plan or future urban design district
provisions, or in need of major renovation: Buildings that are not in good physical condition could be considered potential redevelopment
sites since repairing a structure may not prove cost effective to the owner versus building new and more efficiently.

It is important to note that the indicatedredevelopment sites are suggestions, and that the ultimate disposition of the sites will depend on the
property owner sd dleceaisgurpasesof autlinthg petential sites & to be able to prepare development guidelines that
describethene i g h b o rafdthe @ i6 tyisidnso propertydevelopers. Theoverallgoalis that new developmentis appropriateto the character
of the business district and the residential neighborhoodsRedevelopment activity on these sites does not necessarily mesnal demolition of
existing buildings- in fact, it is hoped that redevelopment over the years will be a mix of rehabilitated and renewed structures as well as new
construction appropriate to the established scale and character of the neighborhood.

2. Site-Specific Development Guidelines
Guidelinesare listed belowfor eachidentified redevelopmentparcel. Adashedwhite line containingthe symbold Riddicates eachredevelopment

site. The numbers are the same as outlined in the list of recommendationAn estimated implementation horizon is given for each site as either
short term (05 years), medium term (610 years), or long term (1125 years).
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Figure K-1: Land Use, Development Strategies and Target Projects for the Monroe-Regent Node. Yellow depicts residential, red depicts com-
mercial, and blue depicts institutional land uses. Thedashed line surrounding the area depicts ground floor use and the fill depicts land use
on upper floors. White dashed lines indicate potential redevelopment sites.

Monroe-Regent Node (Figure K-1)

- - v

GeneralComment: Redevelopmentis seen primarily as mixeduse developmentwith retail
on the groundfloor and office or residential floors above. The predominantupperfloor use
should be residential but upper floor office use is encouragedat the east end of this node,
where the presence of additional office workers could help existing businesses.

Block 1
(S)Redesignof the pedestrianarea directly south of the Field Houseis under consideration
by the University of Wisconsin.

Block 2

(S) The University proposes that Crazy Legs Drive also be closed. This area could then be
enhanced as a pedestrian gathering place (Figure. If possible, angled parking should

be accommodated, potetially along Breese Terrace. The angled parking should be ‘ /
configured in such a way as to not impede busses turning north onto Breese Terrace from ‘ , , | B '

Monroe Street. A possible solution may be to make the spaces deeper than normal. The FffFifEng@gegF - y

bus shelteron the east side of BreeseTerracejust south of RegentSt. should remain along ‘-'-L_r"_'] g ’ L
with the bus pultout space. Madison Metro should be consulted as this area is redesigned. i ;

Indicatethe start of the Monroe Streetshoppingdistrict with pedestrianscale streetlightsand F9ureé K2

banners.
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Block 3

(S)Block 3 is currently retail with some mixedses. Adding parking at Crazy Legs
Squarewill help meet the parking needs of this block. TheCity should activelypursue
and support the redevelopment of underutilized or deteriorated sites in order to
create a gateway onto Monroe Street and establish land uses that are more
compatible with the surrounding areas and other parts of the streeKeep the brick
buildings in this block. Because of the visual importance of this gateway corner it
should be strong architecturally and visually interesting. Indicate the start of the
Monroe Street shopping district with pedestriagcale streetlights and banners

Block 3 has been identified as possessing potential shaigrm redevelopment
opportunities, and future development should adhere to the general development
standardsin SectionJas well as the followingsite-specific developmentguidelines:

ABuild-ToLine: Building(s)to be built up to the existingsidewalksas established
by current patterns.

ABuilding Heights: 2-4 stories. Buildings might step down in height if possible
towardthe rear of the site in orderto make a comfortable building transition from
the commerical/mixeduse district to the quiet residential neighborhood behind.

ABuilding Composition, Articulation, and Scale: Thebuildingmass should
respectthe overall pattern of the street by emphasizingverticality rather than horizontality. Along building should be visuallybroken up into
smaller subunits that replicate the sense of scale along the streeEacades along Regent and Monroe Streets should have storefronts with
architectural details attractive to pedestrians.Storefronts or windows are also encouraged for facades along Oakland Avenue.

ASpecial Architectural Features: Thereis an opportunityfor a specialarchitectural feature such as a tower or a projectingbay at the corner of
Regent and Monroe Streets to mark this prominent location.

AEntrances: Principalentrancesshould be off Monroeand Regent Streets. Thereis the potential to create a major entrance at this corner
which could also act as a focal point for the blockThe entrance should be on the principal street.

AServiceand Parking: Parkingshouldbe to the rear of the site, accessedfrom the
alley. Service access should be provided to the rear via the alley and all service
areas should be visually screened by walls, fences, or landscape materials that
are appropriate to the architectural character of the building. rutns coame sl

- - " Cew
Block 4 -%:-“.
(L) Block 4 is a combinationof mixeduse commercial/retail and someresidential. AS  meg> = -

uses and ownership change this block should become retail/residential/commercial 1
use. The City should actively pursue and support the redevelopment of underutilized ', 4

Figure K-3: BIo;:_k 3

N
.-:rr:. 3

l
or deteriorated sites in order to crate a gateway onto Monroe Street and establish .‘ "‘. cenemew ‘.“._ - "

land usesthat are more compatible with the surroundingareas and other parts of the g. X
street. Indicate the start of the Monroe Street shopping district withedestrianscale 'q o o
streetlights and banners. 1 ° | “f a%ﬁ *f* %_. ¥ I

ol §
Flgure K+4: BIock 4

IV‘l\lYO
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Block 4 has beenidentified as possessingpotential longterm redevelopmentopportunities,and future developmentshould adhereto the general
development standards in Section J as well as the following siipecific development guidelines:

ABuild-ToLine: Building(s)to be built up to the existingsidewalkline as establishedby current patterns. Buildingson the cornersof the block
should be built out to the sidewalk along the Oakland Avenue and Garfield Street facades.

ABuilding Heights: 2-4 stories, with the 3rd and/or 4th levels set back from the front facade line. Buildingsshould step downin height if
possible toward the ear of the site in order to make a comfortable transition to the residential neighborhood behind.

ABuilding Composition, Articulation, and Scale: Thebuilding mass should respectthe overall pattern of the street by emphasizingverticality
rather than horizontality. Along building should be visuallybroken up into smaller subunits that replicate the sense of scale alongthe street.
Facades along Regent Street should have storefronts with architectural detadltractive to pedestrians. Storefronts or indows are also
encouraged for facades along the side streets.

ASpecial Features: Buildingson the cornersshould have a special feature such as a projectingbay, recessedentrance, or porch at the corner
of the structure. Thereis an opportunityfor a special architectural feature at the terminus of BreeseTerracewhereit intersects with Monroe
Street.

AEntrances: Principalentrancesshould be off Monroe Street. Buildingsat cornerscould have a cornerentrance.

AServiceand Parking: Parkingshould be to the rear of the site, accessedfrom the alley. Serviceaccessshould be providedto the rear viathe
alley and all service areas should be visually screened by walls, fences, or landscape materials that are appropriate tartiatectural
character of the building.

Block 5
(M) Thepubliclrownedgreenspaceat the point wherethe pedestrian/bike path meets BreeseTerrace(the southwestcornerof BreeseTerrace
and Regent Street) provides an excellent opportunity to enhance the park and provide for the

needs of path users (Figure ). These may include restrooms, maps, drinking fountain, anda | & 4% @858 £ y 2
trash receptacle and something like a small coffee kiosk. This space could also serve as a R v /i 3 -~ A4
relocated Madison Metro bus stopDesign of this space should be done in consultation with o . v dis Y A ,35_-." & Y
MadisonMetro to determine how amenities might be shared betweenpath usersand bus riders. ﬁ,\ ; & / v

| et
Block 6 i ;

(M) Alongthe bike and pedestrianpath, placementof small information kiosks that provideinfor-
mation on activities in the neighborhood and other landmarks in the area, should be proposed.
This could be done via public art.

Block 7

(M) This block of land, currently home to a restaurant (housed in a former gas station) and a rug
store, could be redeveloped to accommodate these businesses among othef$he block OPPORTU! & L PR .
provides an opportunity to create a clear gateway structure to the Monroe Streommercial . 'ﬁj G:gﬂl
district. Indicatethe start of the Monroe Street shoppingdistrict with pedestrianscale streetlights s Sl Wi

e e
and bannel’s. ST MONROE ST @ ' - £
» @‘ coeesoewaa

EE5ei

Block 7 has been identified as possessing potential mediuterm redevelopment opportunities. ‘:_‘ - ‘-";‘f—‘ i
R

Thismayincorporatea small triangular portion of the adjacentapartment complexsite (as shown
in FigureK-5). Futuredevelopmentshouldadhereto the generaldevelopmentstandardsin Figure K-5: Block 7
Section J as well as the following sitgpecific development guidelines:
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ABuild-ToLine: Building(s)to be built out to the sidewalkalongMonroe Streetand BreeseTerrace. Slightsetbacksare possiblefor locating
sidewalk cafes or pedestrian features. Along the bike and pedestrian path, the buildings should be built out to same lintha®xisting
Gul es s er i a ®ifce thebbiké/pdedbstrimrgpath is an important public space, it is important that theuilding define this edge and
relate positively to it.

ABuilding Heights: 24 stories, with the 3rd and/or 4th levels set back from the front facadeline.

ABuilding Composition, Articulation, and Scale: Thebuilding mass should respectthe overall pattern of the street by emphasizingverticality
rather than horizontality. Along building should be visuallybroken up into smaller subunits that replicate the sense of scale alongthe street.
Facadesalong Monroe Streetand BreeseTerraceshould have storefronts with architectural details attractive to pedestrians. Sincethe bike/
pedestrian path is an important public space, the building should have windows or storefronts along the north side of thiingj as this
facade is considéred another o0front

ASpecial Features: Thissite is an important one as it lies at a gatewaypoint to the rest of the Monroe Street corridor. Considerationshould be
given to creating a special architectural feature at the cornguortion of the site where Monroe Street meets Breese Terrace.

AEntrances: Principalentrancesshould be off Monroe Streetand BreeseTerrace. Alternatively there could be one major entrance at the
corner.

AVehiclesand Parking: Parkingshould be to the rear of the site, accessedfrom BreeseTerrace. Servicezonesshould not be located on the
north side of the building along the bike/pedestrian pathway.

Block 8
(L) Currentlythis is a residential apartment complexwith a large lawn providinggreenspace (non-public) to this area. Thisshould be preserved
and maintained. Indicate the start of the Monroe Street shopping district with pedestriestale streetlights and banners.

Block 9
(SL) Thisblock currentlyis home to AssociatedBank. It should remain commercial. =% IR A s ,'
e e S
Block 10 K ” X R Q% S
(M) The Monroe Street Branch Library, housed in a building owned by the City of Madison, e - ot V4
provides an excellent opportunity to create a future mixagse development which will allow P c)«°_ /
for an expandedLibraryand groundfloor commercialdevelgpment with housingabove. Since /
the Librarysite is small, attemptsshould bemade to includeseveral properties to the west of :
the Libraryparcelinto the redevelopmentproject. Parkingshould be providedin a belowgrade ' Fu
structure. a Y- ) ? -
MONROE
Block 10 has been identified as possessing potential mediuterm redevelopment opportuni l- -“ DD ‘l
ties, and future developmentshould adhereto the generaldevelopmentstandardsin Sectiond | ... o ,‘ h
as well as the following sitespecific development guidelines: “ - -i - ‘\ .
ABuild-ToLine: Buildingto be built out to the sidewalkalongMonroe and Garfield Streets. .
Slight setbacks are possible for locating sidewalk cafes or pedestrian features. VeLoPHENT ] ‘
ABuilding Heights: 24 stories, with the 3rd and/or 4th levelsset back from the front facade WXED ST '“ g -
line. Buildingheight should step downin the rear inorder to make a transition to the scale q‘ “‘»‘ - - L. ™
of the residential neighborhood behind. all 10 T TS . - |
ABuilding Composition, Articulation, and Scale: Thebuilding mass should respectthe Flgure K6: Block 10

overall pattern of the street by emphasizing verticality rather than horizontality.
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A long building should be visually broken up into smaller subunits that replicate the sense of scale along thee$t Facades along Monroe
Street should have storefronts with architectural details attractive to pedestriané pedestrianfriendly facade with ample windows or
openingsshould also be providedalong Garfield Street. Anyenclosedparking structure should be designedto integrate with the architecture
and any openings designed to appear as Owindowsdé or part of

ASpecial Architectural Features: Sincelibraries are important civic buildings a redevelopedlibrary on this site should have a distinct and high
quality architectural image that conveys its community importance through its desigbonsideration should be given to creating a
specialarchitectural feature at the corner of the site at Garfieldand Monroe Streets.

AEntrances: Principalentrancesshould be off Monroe Street. Alternatively there could be a major entrance at the corner.

AService and Parking: Parkingshould be to the rear of the site, accessedfrom the alley. Serviceaccessshould be providedto the rear via
the alley and all service areas should be visually screened by walls, fences, or landscape materials.

Block 11:

(SL)Block 11 is one of the more successfulcommercialblocks along Monroe Street. Endeavorsto maintain and meet the future needs of these

businessesshould be made. Pleasesee the market study action plans (SectionG)for further recommendationsregardingbusinessdevelopment
and retention.

Block 12:

(SL) Similarto Block 11, Block 12 is a well-establishedcommercialarea. Asusesalongthis strip change,similar businessesshould be attracted.

Any redevelopment along this block should be in scale with the contingent buildings. Facade and other improvements, sugptasy and
signage, should also be improved as needed.

Block 13:

TheformerKenK o p (Bife bas beenredevelopedinto Monroe Commons-a five-story, mixeduse building that includesa TraderJoesgrocerystore
on the ground floor and 50 condominiums abovePublic parking is retained on the site, and there is private underground parking for
residentsas well as a lot designatedfor retail customers. Additionaldiagonal parking was also added on Harrison Street. It was completedin the
fall of 2006. The incluson of a grocery store was the basis for a taller (fixgtory) development being supported at this site.

Block 14: g, o i b

(M) Asthe useson Block 14 changein ownershipor business,this block providesan “"lr“ - l‘ - """
opportunity for maintaining a successful transition from commercial to residential .-.---. --..- =<
use.

““ “""\“""-"l

Block 14 has beenidentified as possessingpotential mediumterm redevelopment ! m RESIDENTIAL
opportunities, and future development should adhere to the general development © & ¢ ° OEVEL OPMENT .
standards in Section J, preserve some storefronts, as well as the following ¥ - - I- - 'I ’ -
site-specific developmentguidelines: : : ; ‘ ¥ i
ABuild-To Line: Building(s) to be built up to the existing sidewalk line as el N gomen s SN /.
established bycurrent patterns. Buildingson the corners of the blockshould be f L SR
built out to the sidewalkalongthe HarrisonStreetand VanBuren Streetfacades.
ABuilding Heights: 24 stories, with the 3rd and/or 4th levelsset back from the
front facade line. Buildings should step down in height if possible toward the /
rear of the site in orderto make a comfortabletransition to the residential Figure K-7: Block 14
neighborhood behind.

N3¥NE NVA
NOSINMYH
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ABuilding Composition, Articulation, and Scale: Thebuilding mass should respectthe overall pattern of the street by emphasizingverticality
rather than horizontality. Along building should be visuallybroken up into smaller subunits that replicate the senseof scale alongthe street.
Facades along Monroe Street should have storefronts with architectural details attractive to pedestriaBsorefronts or windows are also
encouraged for facades along the side streets of Harrison and Van Buren Streets.

ASpecial Features: Buildingson the cornersshould have a specialfeature such as a projectingbay, recessedentrance, or porch at the corner
of the structure.

AEntrances: Principalentrancesshould be off Monroe Street. Buildingsat cornerscould have a cornerentrance.

AServiceand Parking: Parkingshould be to the rear of the site, accessedfrom the alley. Serviceaccessshould be providedto the rear viathe
alley and all service areas should be visually screened by walls, fences, or landscape materials that are appropriate tartiétectural

character of the building.

Block 15 /) s
(M) As the uses on Block 15 change in ownership or business, this block provides /2 o .\q
an opportunityfor creating a residential/commercial mixeduse developmentof the ¢
large existing commercial building and could include some underground public 4 |
parking. The existing buildings on the east end of the block should be maintained. /™4 K
Block 15 has been identified as possessingpotential mediumterm redevelopment . T, T, S W W O W W W, O, W, W A X
opportunities, and future development should adhere to the general development 4 e ¥
standardsin SectionJas well as the followingsite-specific developmentguidelines: . i e | § 5 Re
DEVELOPMENT ~
ABuild-To Line: Building(s) to be built up to the existing sidewalk line as - - - “."‘ o
establishedby current patterns. Buildingson the cornersof the block should be .---.-. .-.--q *'.q
built out to the sidewalk along the Prospect and Harrison Street facades. i/ = “ L1 Tl T T
ABuilding Heights: 24 stories, with the 3rd and/or 4th levelsset back from the - ‘ '
7\ COMMERCIAL/

front facadeline. Buildingsshould step downin heightif possibletoward the Fi ’ K-8: Block 15
rear of the site in order to make a comfortable transition to the residential Igure K-5: Bloc
neighborhood behind.

ABuilding Composition, Articulation, and Scale: Thebuilding mass should respectthe overall pattern of the street by emphasizingverticality
rather than horizontality. Along building should be visuallybroken up into smaller subunits that replicate the sense of scale alongthe street.
Facades along Monroe Street should have storefronts with architectural details attractive to pedestriaBsorefronts or windows are also
encouraged for facades along the side streets &frospect Avenue and Harrison Street. Since the backs of the buildings directly abut
residential properties, the back facade of the building should be a high quality material such as brick rather that concbétek and have
window openings or other fenesation details. A landscape buffer should also be provided along this edge.

ASpecial Features: Buildingson the cornersshould have a specialfeature such as a projectingbay, recessedentrance, or porch at the corner
of the structure. There is an opportunity for a special feature on the building across from where Van Buren Street terminates.

AEntrances: Principalentrancesshould be off Monroe Street. Buildingsat cornerscould have a cornerentrance.

AService and Parking:If the office huilding site is redeveloped there is an opportunity here to provide some public parkir®jnce there is no
alleyin this block to act as a buffer betweenthe residencesand the redevelopmentsite, provisionof parkingand serviceaccessmust be dealt
with carefully. Parking and service should be to the rear of the site where possible access to the service and parking areas should be from
the side streets rather than from Monroe StreetConsi der ati on shoul d be g imidblock treainternal to the e d
site where properties share a common service area, rather than each having its owAll service areas should be visually screened by walls,
fences, or landscape materials that are appropriate to the architectural charactertbie building.
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Block 16

(S) At these intersections, attention to pedestrian safety and the merging of traffic from Spooner and West Lawn onto Mdstreet was studied
and no further study or improvements are planneddowever, automolle-pedestrian interactions remain a concern within the neighborhood.
Aesthetic enhancements, such as special pavirigeatments or other appropriate traffic calming measures, (like figurddl or |-2), are proposed at
each of the indicated intersections.Paving treatments could have gentlgloped raised area of no more than 2% along Monroe Streekhe
pavement may be textured At key intersections along Monroe Street pedestrian improvements, including aesthetic enhancements (colored and/
or scored concrete)o the street surface to call special attention to these locations, are proposedSpecifically, pedestrian refuge islands should
be includedwheneverfeasible. Pedestrianrefugeislands allow pedestriansto crossone direction of traffic at a time with safe refugein the middle
of the street. Theseislands may also belandscaped inorder to contribute to the streetscape aestheticslt is noted that pedestriansafety islands
require additional rightof-way, therefore other alternatives likely will need tioe pursued. Any traffic speed reduction devices will need to be-re
viewed by the Madison Fire Department and other agencies.

Block 17
(SM) Thisblue arrow suggestsstreet and facade improvementsalong Monroe Streetin this area. Thisincludescoordinaing streetscape,lighting,

signage and facades.

Figure K-9: Land Use, Development Strategi for the Monroe-Commonwealth Node. Yellow depicts residential, red
depicts commercial, and blue depicts institutional land uses. The dashed line surrounding the area depicts ground floor use and the fill
depicts land use on upper floors. White dashed lines indicate potential redevelopment sites.
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Monroe-Commonwealth Node (Figure K-9) -

GeneralComment: Redevelopments seen primarilyas mixeduse developmentwith I .
retail on the ground floor and office or residential floors above.

Block 18
(SL)Block 18 is to remain a commercialland use.

SPRAGUE

Block 19
(SL)Block 19 is to remain commercialland use

Block 20
(M) Block 20 should remain commercial. Sharedparking opportunitieson this site
should be investigated.

A portion of Block 20 has been identified as possessing potential meditarm
redevelopmentopportunities,and future developmentshould adhereto the general
development standards in Section J as well as the following sgpecific
development guidelines:

ABuild-ToLine: Building(s)to be built out to the existingsidewalks.

ABuilding Heights: 2-4 stories, with the 3rd and/or 4th levelsset back from the
front facadeline. Buildingsshould step downin heightif possibletoward the rear of the site in orderto make a comfortabletransition to the
residential neighborhood behind.

ABuilding Composition, Articulation, and Scale: The building mass should respect the overall pattern of the street by emphasizing verticality
rather than horizontality. A long building should be visually broken up intoaller subunits that replicate the sense of scale along the street.
Facades along Monroe should have storefronts with architectural details to be attractive to pedestrians. Storefronts or wirsdare also
encouraged for facades along Commonwealttgince the backs of the buildings directly abut residential properties, the back facade of the
building should be a high quality material such as brick rather than concrete block and have windowopeningsor other fenestration details. A
landscape buffer should alsde provided along this edge.

ASpecial Features: Theintersectionof Monroeand Commonwealthis an important location which merits considerationof a special building
feature such as a tower or projecting bayThis location would also be a great place for a sidewalk café or a small pedestiaaled open
space.

AEntrances: Principalentrancesshould be off Monroe Street. Thecorner of Commonwealthand Monroe could be the location of a major
entrance.

AServiceand Parking: Sincethere is no alleyin this block to act as a buffer betweenthe residencesand the redevelopmentsite, provisionof
parking and service access must be dealt with carefullyParking and service should be to the rear of the sitAll service aeas should be
visually screened by walls, fences, or landscape materials that are appropriate to the architectural character of the bugldin

Pleasealso seethe page 69 for a note concerningalignment of CommonwealthAve.under the Block 34 discussion.
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Block 21

(S)This area is currently residential, including an apartment complex and singgenily
housing. In the shortterm, there maybe an opportunityto create a residential development
that takes advantageof the viewsacrossWingraPark. Anyredevelopmenton this site could
increase value on Monroe Street by providing a public walkway or green space connection
through the site between Monroe Street and Wingra Park.

s
4

SPRAGUE

S -
-, i3 i
KENICKERBOCKER

Block 21 has been identified as possessing potential shaérm redevelopment
opportunities,and future developmentshould adhereto the generaldevelopmentstandards
in Section J as well as the following sitgpecific development guidelines:

ABuild-To Lire: Buildings along Knickerbocker should be built out to the limit that
currentlyexistsalong Knickerbocker. Buildto-lines can varyon other portions of the site
in response to the unique setting adjacent to the park.

ABuilding Heights: 2-4 stories. Buildings should step downin heighttowards Wingra
Park.

ABuilding Composition, Articulation, and Scale: This site represents a unique
opportunity to provide a high quality mixedse infill development for the neighborhood.
The building edge along the park is of extreme importanc&he taller portions of the
massing should be in the center of the site, with asses stepping down toward the park.
The facade along the park should not appear to be one large building mass but be
articulatedinto a seriesof smallerd h o 4 s dcoenponentsthat help reducethe scale of
the building(s) at the park edge.The edge alog the park should be designed as a )
ofrontdé of the building with public acc

APublic Open Space Opportunities: Consideration should be given to provide a public y
open space corridor through the site in order to create the posdibi for an eventual LR A ﬁ
greenwayconnectionfrom Monroe Streetto WingraPark. Thiscorridorwould not needto IFi ure K-ily Block 21
be wide (perhaps an extension of the Sprague Street righftway) and would also require 9 )
the cooperationof the propertyownerto the north. Agreenspaceconnectionin this area
wouldbe a possiblealternative the potential greenspace (Block#27) shownat Knickerbocker& Monroe Streets.

Please also see the page 69 for a note concerning green space in the Monammonwealth Node.

AEntrances: Principalentrancesshould be from KnickerbockerStreetor ArborDrive.
AService and Parking:Parking and service should be provided internally to the blockervice access could take the formof@ s er vi ce cour t @
accessedby a servicelane or alley from KnickerbockerStreet or ArborDrivelt is possiblethat one central shared service court in the middle of
the block could serve several properties in the areaAll service areas should be visually screened by walls, fences, or landscape materials
that are appropriate to the architectural character of the buildingThere is potential for a small amount of structured parking on this site,
provided in the middle of the site, surrounded and buffered by the mixed use buildingghe parking could also be located underground under
the entire site area. This parking faciliy could address some of the parking needs for not only this site but also for some of the other
businesses in the vicinity.
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Block 22

(SM)Mi c¢ h &mzeid Gustard i neighborhoodlandmark and commercial use.lt should remain as sub, butthe parking area around itcould
be reorganizedto maximizeparking. In the long term, this site could be consideredto providea public walkwayor greenspaceconnectionto Win-
gra Park. Please also see the page 69 for a note concerning green spaicehe Monroe Commonwealth Node.

Block 23

(SM) Atlocation 23 there is an opportunityto create a small landscapeareathat will create a neighborhoodgatheringarea, and a pedestrian
safety area. Please also see the page 69 for a note concerning green space in the Morfoenmonwealth Node.

Block 24
(M) Thereare opportunitiesto redevelopor improvethe building on this block.

Block 24 has beenidentified as possessingpotential medium-term redevelopmentopportunities,and future developmentshould adhereto the
general development standards in Section J as well as the following sfgecific development guidelines:

ABuild-ToLine: Buildingshould be built up to the sidewalk edge alongMonroe St.

ABuilding Heights: 2-4 storieswith the 3rd and/or 4th levels set back from the front facade line.

ABuilding Composition, Articulation, and Scale: Thebuilding mass should respectthe overall pattern of the street by emphasizingverticality
rather than horizontality. Along building should be visuallybroken up into smaller subunits that replicate the sense of scale along the street.
Facades along Monroe St. should have storefronts with architectural details to be attractive to pedestrians.

AEntrances: Principalentrancesshould be from Monroe St.

AService and Parking: Serviceshould be providedto the side, adjacentto the exigting serviceaccesslane to the west of the property. Since
the parcel is quite small, providing adequate parking esite will be difficult. A shared — —
parkingfacility (mentionedin the recommendationfor Block21) could provide parking for (e 4

in Section J as well as the following sigpecific development guidelines:

this small site. It may be more feasible for this parcel to be included in a larger effort - v’# “‘""“ 4%
which could combine sites 24 and 21 into one coordinated redevelopment project. x i I o~
- g I ,H _— B
Block 25 o L R, o
(M) Block 25 is an opportunityto create a residential/commercial mixed use in the future. lg & - ' O 3
‘ x | - : gt
Block 25 has been identified as possessing potential meditterm redevelopment o 2 B934T S0P owoe o
opportunities,and future developmentshould adhereto the generaldevelopmentstandards %z s oo 2
. -,
ABuild-ToLine: Building(s)to be built up to the existing sidewalks as established by cur '
rent patterns. Buildingson the corners of the block should be built out to the sidewalk ' '
along Knickerbocker and Sprague Streets. *
ABuilding Heights: 2-4 stories, with the 3rd and/or 4th levels set back from the front ﬂ
facadeline. Buildingsshould step downin heightif possibletowardthe rear of the site in &=
order to make a comfortable transition to the residential neighborhood behind. ; - = - -
ABuilding Compostion, Articulation, and Scale: Thebuilding mass should respectthe l- » .
overall pattern of the street by emphasizingverticality rather than horizontality. Along ’
building should be visually broken up into smaller subunits that replicate the sense of L

scale along the street.Facades along Monroe St. should have storefronts with

architectural details to be attractive to pedestrians. Storefrontsor windowsare also Flgure K- 12 BIOCk 25
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encouragedfor facadesalongthe side streets of Knickerbockeran SpragueStreets. Sincethe backs of the buildingsdirectly abut residential
properties, the back facade of the building should be a high quality material such as brick rather than concrete block andehaindow
openings or other fenestration details A landscape buffer should also be provided along this edge.

ASpecial Features: Buildingson the cornersshould have a specialfeature such as a projectingbay, recessedentrance, or porch at the corner
of the structure.

AEntrances: Principalentrancesshould be off Monroe Street. Buildingsat cornerscould have a cornerentrance.

AServiceand Parking: Sincethere is no alleyin this block to act as a buffer betweenthe residencesand the redevelopmentsite, provisionof
parking and service access must be dealt with carefullyParking and service should be to the rear of ¢hsite. All service areas should be
visually screened by walls, fences, or landscape materials that are appropriate to the architectural character of the bigldin

Block 26
(SL)Block 26 is an excellentexampleof effective retail development.

Block 27

(M-L) Block 27 is shown as a concept for how the neighborhood could create a neighborhood
public green (Figure KL3) connecting Monroe Street to Wingra ParkThis is an illustrative
preliminary concept.Late in the development of the Monroe Corridor Plaa,preliminary infill
developmentproposalwas presentedto neighborhoodassociationofficers and the district alder.
This proposal, amongst many other options, presented a conceptual way for a pedestrian
connection to be created in the area immediatelyeas of t he building n-———
restaurant. The basic idea of the redevelopment w
bicycle corridor with the possibility of outdoor eating amenities on either side to be created
connecting that portion of Monroe&st r eet , just on t he FrazersQusardn ——— 2
with the cukde-sac circle on Arbor DriveWhile in a very preliminary stage, should this e
development proceed to some form of conclusion, this Plan strongly recommends that the City , "
condition any development or redevelopment in this area to provide for this pedestrian and
bicycle connection. Please also see the page 69 for a note concerning green space in the
Monroe-Commonwealth Node.

Block 28
(SL)Block 28 is to remain commercial.

Block 29
(SL) Block 29 is currentlyan institutional use and is to remain.

Block 30
(M) Block 30 providesan opportunityfor a future mixed use development.

Block 30 has been identified as possessing potential meditterm redevelopment
opportunities,and future developmentshould adhereto the generaldevelopmentstandardsin ~ Space Conceptat Knickerbocker and Monroe.
Section J as well as the following sitgpecific development guidelines:

ABuild-ToLine: Building(s)to be built up to the existingsidewalksas establishedby current patterns. Buildingson the cornersof the block
should be built out to the sidewalk along Knickerbocker and Crandall Streets.
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ABuilding Heights: 2-4 stories, with the 3rd and/or 4th levels set back from the front
facadeline. Buildingsshould step downin heightif possibletowardthe rear of the site in
order to make a comfortable transition to the residential neighborhood behind.

ABuilding Composition, Articulation, and Scale: The building mass should respect the
overall pattern of the street by emphasizing verticality rather than horizontalit.long
building should be visuallybroken up into smaller subunits that replicate the senseof scale
along the street. Facades along Muoe Street should have storefronts with architectural
details attractive to pedestrians.Storefronts or windows are also encouraged for facades | **
along the side streets of Knickerbocker and Crandall StreetSince the backs of the P
buildings directly abut reidential properties, the back facade of the building should be a ie - 8 '
high quality material such as brick rather than concrete block and have windowopeningsor . ’ smgﬁu 1
other fenestration details. A landscape buffer should also be provided along this edge. e R g

ASpecial Features: Buildingson the cornersshould have a specialfeature suchas a W *“

i3y
L

ey

cial X ovooobo 1
projecting bay, recessed entrance, or porch at the corner of the structure. | .

AEntrances: Principalentrancesshould be off Monroe Street. Buildingsat cornerscould i -

have a corner entrance. S O
AService and Parking:Since there is no alley in this block to act as a buffer between the et 7 t'—
residences and the redevelopment site, provision of parking and service access must be M@E - '-
dealt with carefully. Parking and service shouldbe to the rear of the site.All service areas Y. M e e
should be visuallyscreenedbywalls, fences, or landscapematerials that are appropriateto ~ Figure K-14: Block 30

the architectural character of the building.

Block 31 i
(SM) The blue arrow indicates aesthetic enhancements, such as special paving treatments or
other appropriate traffic calming measures, at critical intersections and a gateway feature to
Wingra Park.Paving treatments could have gentigloped raised area 6 no more than 2% along =
Monroe Street. Designmaodifications of the intersectionthat will slowturning traffic to allowsafer 4
pedestriancrossingsshould be examined. Pleasesee FigureK-16 for an alternate configuration
of the intersection of Commonwealtland Monroe Street. Past traffic signal studies aimed to
improve traffic management and pedestrian needs, and included potential traffic signals at
Knickerbocker Street at an estimated cost of $60,000 or moreAny traffic speed reduction
devices will needto be reviewed by the Madison Fire Department and other agencies.

Block 32
(SM) Provideconsistentstreetscape,landscapeand bannersalong Monroe Street, featuring
pedestrianscale streetlights.

Block 34
(M) Block 34 representsa future redevelopmentopportunityin combinationwith the Madison
Theater Guild property Please see Figure K6 for a alternative plan for this block.

¥
Figure K-15: Block 34
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Thisblock contains an old firehouse building that currently housesthe Monroe Street Fine Arts Center. Efforts should be made to preserveor
adaptivelyre-use this structure. Block 34 has been identified as possessingpotential mediumterm redevelopmentopportunities, and future
development should adhere to the general development standards in Section J as well as the followingsgigzific development guidelines:

ABuild-ToLine: Building(s)to be built out to the existingsidewalksalong Monroe Street.

ABuilding Heights: 2-4 stories, with the 3rd and/or 4th levels set back from the front facade line. Buildingsshould step downin height if
possible toward the rear of the site in order to make a comfortable transition to the residential neighborhood behind.

ABuilding Composition, Articulation, and Scale: The building mass should respect the overall pattern of the street by emphasizing verticality
rather than horizontality. A long building should be visually broken up into smaller subunits that replicate thense of scale along the street.
Facades along Monroe Street should have storefronts with architectural details to be attractive to pedestriaBBorts should be made to
retain the former fire station through continued adaptivere-use. Storefrontsor windows are also encouragedfor facadesalong Commonwealth
Avenue. Since the backs of the buildings directly abut residential properties, the back facade of the building should be a high tyualaterial
such as brick rather than concrete block and have windowenings or other fenestration details.A landscape buffer should also be provided
along this edge.

ASpecial Features: Theintersectionof Monroe Streetand CommonwealthAvenueis a location which merits considerationof a special building
feature such as a tower or projecting bayThis location would also be a great place for a sidewalk café or a small pedestisaaled open
space.

AEntrances: Principalentrancesshould be off Monroe Street.

AVehicles and Parking: Sincethere is no alleyin this block to act as a buffer betweenthe residencesand the redevelopmentsite, provisionof
parking and service access must be dealt with carefullyParking and service should be to the rear of the sit&ll service areas should be
visually screened by walls, fences, or landscape materials that are appropriate to the architectural character of the bugldin

Note Concerning Alignment of Commonwealth Avenue EXISTNG AELOUNTAL

There are currently problems concerning vehiculand pedestrian movements due to the acute angle S

with which Commonwealth Avenue intersects Monroe Strediigure K16 illustrates another way to ’ i ™ /f

configure Commonwealth Avenue so that it intersects Monroe Street at closer to a 90 degree angle. /‘ “'t.‘ '

The depicted dternative bends Commonwealth Avenue into Block 34, the remains of which could be “ ./,l ¥ woom
converted into a neighborhood green spaceTlhis green space works well with the entrance to Wingra  reomassaue [ "'*\
ParkacrossMonroe Street, as the two work to create a gateway. Therevisedintersectionis also easier e——m——— ot 3 g 5 N

for pedestriansto cross. Whiletaking developableland awayfrom Block 34, this proposaladdslandto | S SRR EREEE 3 : & N\
Block 20, TR A
making it perhapsa more viable redevelopmenteffort. CORPARE RO . A BRetede
Note Concerning GreenSpacein the Monroe-Commonwealth Node Saso
The proposed green space concept shown at Knickerbocker Street is one of several potential methore# ®es Saeses .

to create more green space along Monroe Street in this nodBroviding some green space at Blocks ¥ U »
22 and 23 with a connection through Block 21 terminating a#Vingra Park is another alternativelt is WY sgekingy
recommendedthat upon completion of redevelopmentin this area, the amount of park (or greenspace - ’(‘J‘:
of other types) must be the same as it is now or increased. A new pedestrian entrance and gateway e - f?f" éf»
feature is proposed for the Monroe Street entrance to Wingra Parkhis feature should include low 1 hae =7
limestone walls, landscape and atenciltype park entrance sign similar to those used in the Figure K-16: Block 34 Intersection

Arboretum. Asimilar type of entranceis proposedin the Glenwaynode on the south side of the Alternative
Glenway/Monroe intersection.
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Figure K-17: Land Use, Development Strategies, and Target Projects for the Monro&lenway Node. Yellow depicts residential, red depicts
commercial, and blue depicts institutional land uses. Thedashed line surrounding the area depicts ground floor use and the fill depicts land
use on upper floors. White dashed lines indicate potential redevelopment sites.

Monroe-GlenwayNode (Figure K-17):

GeneralComment: Thisnode could be consideredas a possiblecenterfor 6 g r ebasinésses,whichwouldfit with the environmentalmission of
the Arbor House.The method of establishing a business center of this type is not different from attracting more typical businesses, excegit th
sincethis is a relativelynew and unique business type, it may be more difficult to find developerswilling to take on such a project. It maybe more
feasible to find local entities and organizations already engaged in the business (or perhaps the Arbor Hotsdake a leadership role in

devel opregnéa project. I n regard to streetscape el ements, iatiodof cate t he
pedestrianscale streetlights and banners in this district.

Block 35
(SL) Thisis a residential block which should remain.
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Block 36 N
(SL) This particular block provides a national attraction, the Arbor House, which takes advantagel “"r‘“

of its unique location alongthe UWArboretum. Thisis exactlythe type of establishmentwhich this
node should encourage.

This block could be considered as a possi bl busi
the environmental mission of the Arbor HouseA portion of Block 36 has been identified as %

possessingpotential medium-term redevelopment opportunities,and future developmentshould \

adhere to the general development standards in Section J as well as the following-sjpecific w N

development guidelines: nom.

on the block.
ABuilding Heights: 24 stories maximum (note that due to the scale of developmentin this area,

the neighborhood feels that the lower end of this range is generally more

appropriate). ICATION _
ABﬁﬁdiﬁg Co)mposition,Articulation, and Scale: Thebuildingmassshouldrespectthe overall Figure K-18: Block 36

pattern of the street. The facade along Monroe Street should have storefronts with

architectural details to be attractive to pedestrians. Storefrontsor windowsare also encouragedfor facadesalong GlenwayStreet. Sincethe

back of the buildings directly abuts residential properties, the back facade of the building should be a high quality maltstiah as brick

rather than concrete block and have window openings or other fenestration detaik.landscape buffer should ao be provided along this

edge.
ASpecial Features: Thisis a prominent site which could merit a specialfeature such as a projectingbay, recessedentrance, or tower element

at the corner of Glenway and Monroe Street€Coupled with a special feature suggest for the site across the street, these two elements

could frame a o0gatewayé6é for those traveling south on Glenway Street
AEntrances: Principalentrancesshould be off Monroe Street. Additionalentrancescould also occur off GlenwayStreet.
AVehicles and Parking: Since there is no alley in this block to act as a buffer between the residences and the redevelopment site, provision of

parking and service access must be dealt with carefullyParking and service should be to theear (north) edge of the site where it will be

adjacentto the existingresidential garageand driveway. All serviceareas should be visuallyscreenedby walls, fences, or landscapematerials

that are appropriate to the architectural character of the buling.

ABuild-ToLine: Thebuildingedge should followthe same Build-to-Line as the other structures h ‘.f

Block 37

(SM) Althoughthere is currentlya traffic signalat Glenway aestheticenhancements,such as special pavingtreatments or other appropriatetraffic
calming measures, should be&onsidered at these intersections to calm traffic as pedestriangoss Monroe Street to enter the ArboretumPaving
treatments could have gentlysloped raised area of no more than 2% along Monroe Streddesign modifications of the intersection that willlew
turning traffic to allow safer pedestriancrossingsshould be examined. Anytraffic speedreduction deviceswill needto be reviewedby the Madison
Fire Department and other agencies.

Block 38

(M) Providea gatewayfeature to the Arboretumat this location featuring low limestone walls and a stencil-type sign similar to those used
elsewhere in the Arboretum.
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Block 39 , o . ] 7 3

(M) Thereare currentlysome neighborhoodfavorites such as Mallatt Pharmacy. Theintent is to i S & pey
. . . . . . .. 3 . 9 } ; -"H B ~
maintain those establishments, but over time as situations change, this is an excellent L@ 87 A *&( . + N
location for commercial/residential mixeduse development.In the meantime the image of the . LS % J 5 S » z
areacould be improvedif landscapeenhancements,suchas an ornamentalfenceand shrubs, o8 = & TN R
could be installed along the sidewalk edge of parking lots or asphalt surfaces in this area, in ¢ AR
locations where they do not interfere with curb cuts providing access to propertidhese R “a euriR \\ '
private sector improvements could go a long way improve the character of the area. [ 'l _ LY i h
Block 39 has beenidentified as possessingpotential medium-term redevelopmentopportunities, T e ‘ s WY | ti
RETAL RETAR. b tﬁ

and future developmentshould adhereto the generaldevelopmentstandardsin SectionJas well R
as the following sitespecific development guidelines: NSuuw ‘0\’\‘ e -\
. . o . . 37} crosswaLKwTERSECTION ot OTiROE !
ABuild-ToLine: Thebuilding(s)shouldbe built up to the sidewalk. e : \_ &
ABuilding Heights: 2-4 stories maximum (note that due to the scale of development in this )T m@

area, the neighborhoodfeels that the lowerend of this rangeis generallymore appropriate). | : 8 CATENAT FEATORE

ABuilding Composition, Articulation, and Scale: Thebuilding mass shouldrespectthe overall |
pattern of the street. The facade along Monroe Street should have storefronts with "‘*;\‘,&
architectural details attractive to pedestrians. Storefronts or windows are also encouraged Figure K-19: Block 39 B
for facades along Glenway StreeSince the back of the buildings directly abut residential
properties, the back facade of the building should be a high quality material such as brick
rather than concrete block and have window openings or other fenestration detais.landscape buffer should also be provided along this
edge. Anybuilding edgethat occursalongLewis Courtmust be designedto be in scale and fit with the adjoininghomes. It is expectedthat
residential uses would be put along this edge.

ASpecial Features: Thisis a prominent site whichcould merit a special feature such as a projecting bay, recessed entrance, or tower elements
at the corner of Glenway and Monroe Street€oupled with a special feature suggested for the site across the street, these two elements
could frame a gateway expgence for those traveling south on Glenway Street when they arrive at Monroe Strégtother important area
wherea specialfeature may be consideredis at the southerncorner of the site: Thislocation could becomea gatewaypoint for those traveling
east and north along Odana and Nakoma Roads.

AEntrances: Principalentrancesshould be off Monroe Street. Additionalentrancescould also occur off GlenwayStreet.

AServiceand Parking: Sincethere is no alleyin this block to act as a buffer between the residencesand the redevelopmentsite, provision
of parking and serviceaccessmust be dealt with carefully. Parkingand serviceshould be to the rear (north) edge of the site. Trafficshould
be discouraged from using Lewis Court to access the sitall service areas should be visually screened by walls, fences, or landscape

materials that are appropriate to the architectural character of the building.
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Block 40
(L) Thisis also a locationwhere a combinedcommercial/residentialdevelopmentcould be
implemented.

Block 40 has beenidentified as possessingpotential longterm redevelopmentopportunities,
and future developmentshould adhere to the generaldevelopmentstandardsin SectionJas
well as the folbwing sitespecific development guidelines:

ABuild-ToLine: Thebuilding(s)should be built up to the sidewalkalong Monroe Street. The
building should be set back along LewisCourtto the same line as the adjacentresidential

uses. | " 1N¥ ) wemovenns
ABuilding Heights: 2-4 stories maximum (note that due to the scale of development in this ' . =

area, the neighborhoodfeels that the lowerend of this rangeis generallymore appropriate). % g o
ABuilding Composition, Articulation, and Scale: The building mass should respect the over " AL (SIS Ty

all pattern of the street. The facade along Monroe Street should have storefronts with Figure K-20: Block 40

architectural details attractive to pedestrians.Since the back of the buildings directly abut
residential properties, the back facade of the building should be a high quality material such
as brickrather than concrete blockand have windowopenings or other fenestration details.
A landscape buffer should also be provided along this edge.
ASpecial Features: Thissite is particularly visible approachingMonroe Street from Nakoma
Road and accordingly there is an opportunity to create a special feature at the southwest
corner of the site, which is on a terminal view from Nakoma Road.
AEntrances: Principalentrancesshould be off Monroe Street.
AService and Parking: This is a very small site for redevelopment, so space for parking and
servicefunctions will be tight. Onesolution might be to have a shared parkinglot on Block 39.
Sincethere is no alleyin this block to act as a buffer betweenthe residencesand the redevelopmentsite, provisionof parking and service
access must be dealt with carefullyTraffic should be discouraged from using Lewis Court to access this sifdlservice areas should be
visually screened by walls, fences, or landscape materials that are appropriate to the architectural character of the bugldin

Block 41

(M-L) Wingra School is an institutional usdlt is located on City land.Opportunities to mainain this facility as a location for norprofits with a
missionto servechildren plus a neighborhoodcommunity center and polling place should be investigated. If desiredand necessaryin the future,
the option for building affordable and/or elderly housing on an existing or additional level in order to ensure the f@rq fiscal stability of the
institution should be investigated.
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L. NEXTSTEPS

A T hdoaimentis the product of a Cityof Madisongrant to the DudgeonMonroe and VilasNeighborhoodAssociationsalong with the Monroe Street
Merchants Association.The plan was developed beginning in early 2004, with the Planning and Design Institute and Business Districts, Inc.

A Te local neighborhoodorganizationswill submit this documentto the Cityof Madisionrequestingthat it be adopted as a supplementtothe Ci t y 8 s
Comprehensive Plan.

A Aesolutionto adopt the plan will be introduced to the CommonCouncil.

A P r 1o adoption, the plan will be reviewedby a number of Citycommissions,including but not limited to: Plan Commission,UrbanDesign
Commission, Pedestrian/Bicycle/Motor Vehicle Commission and the Board of Estimates.

A On these reviewshave been conducted,recommendationswill be forwardedto the CommonCouncilfor their considerationin adoptingthe plan.

A T hglasis not a regulatorytool, it is providedas a guide for future developmentand redevelopmentalong Monroe Street. It also providesa guide
to the sustainability of the Monroe Street Commercial DistricMany of the recommendations will have to be further studied for suitability and
feasibility.

AThe Monroe Street Merchants Associati on snblued ddtailedonapthat depicta budiress &ypeb as e o f
by use or businessoccupant. Withineach of the three businessnodesa descriptionof businessoperationsshould be provided: what are the hours
of the district; what percentage of revenues comes from thaay/nighttime neighborhood population; what are the busiest days and busiest times;
how many business have internet sales, etcThis list is the base document used to create directories and special interest advertising as well as let
potential tenants knowthe depth and breadth of caenants.
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City of Madison - Legislative File Number05720 - Adopted March 27, 2007
Title

SUBSTITUTEAdoptingthe Monroe Street CommercialDistrict Planand the recommendationscontained
therein as a supplement to the Cityds Comprehensive Pl an.

Body

WHEREASRH January2004, the DudgeonMonroe NeighborhoodAssociation,VilasNeighborhoodAssociation,and the Monroe Street Merchants
Association began a process to prepare a planrfthe commercial districts along the Monroe Street corridor; and

WHEREAShese groupswere awardeda NeighborhoodPlanningGrantfrom the City,whichwas matched by funds from these organizationsand
private donors; and

WHEREAShese groupsretained a planning consultingfirm, Planningand Designlinstitute, Inc. in partnershipwith BusinessDistricts, Inc.,to assist
in the preparation of the plan; and

WHEREAS, a Steering Committee comprised of representatives of various stakeholder groups and conysniée neighborhood, worked with
the consultantsduring the processof developingthe plan, whichincluded public meetings, meetingswith Citystaff, stakeholderinterviews,group
discussion sessions with Monroe Street merchants, and a community desigeference survey; and

WHEREASt the conclusionof this process,the Monroe Street CommercialDistrict Plan,dated November25, 2006, was completedand submitted
to the City in February 2007 for adoption; and

WHEREAShe Planmakes a series of recommendationsconcerningsubjectssuch as: developmentand redevelopment,visual characteristics,
environment and landscape, traffic, circulation and parking, and business district management and operation.

NOW,THEREFOREE ITRESOLVEDRhat the Monroe Street CommercialDistrict Planand the recommendationscontainedtherein is herebyad-
opted as a supplement to the Citybs Comprehensive Plan; and

BE | T FURTHER RESOLVED, that any changes to the ComprehensMowae Pl ands
Street CommercialDistrict Planbe consideredfor adoption during the nextannual ComprehensivePlanevaluationand amendmert process;and

BEITFURTHERINALL\RESOLVEIhat the appropriate Cityagenciesconsiderincludingthe recommendationsof the Monroe Street Commercial
District Plan in future work plans and budgets.

BEITFINALLYRESOLVERat the PlanningDivisionis directed to make the followingchangesto the final document:
1. PlanningDivisionstaff, in consultationwith neighborhoodrepresentatives,and the approvalof the Plan CommissionChair,be permitted to

make minor revisions to the final document, including format changes, to update, correct typographical errors, and clarifynbti
substantively alter specific recommendations.
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2. Thedefinitions related to what constitutes a storyare revisedto be consistentwith those in the ZoningOrdinance.

3. ThePlanbe clarified that the recommendedstandards, particularlyrelating to building height,expressthen e i g h b o expectatieh$§, it are
not considered absolutes in all cases.

4. Theprocess for establishingan UrbanDesignDistrict be programmedinto a future annual PlanningDivisionworkplan,upon request by the
Monroe Street Merchants Association and thealders representing this corridor.

5. ldentifya 0o s p eccri cad ®fiMongoé Streetat WingraSchool.

6. Thatthe range of building heightsrecommendedin the Planbe expandedto include and permit four-story buildings with the understandingthat
lot size, proximity to other building forms, setbacks, stégacks, and floor to floor height shall all be considered when reviewing

the redevelopmentof propertieson Monroe Street.

Fiscal Note

There is no fiscal impact associated with the adoption of the plan. However, implementing specific
recommendationswithin the plan will have fiscal impactsin the future and will require CommonCouncil
approval at that time.
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APPENDIX ¥

P A |

1. DudgeonMonroe Neighborhood Profile £ oy s d et

: o 3 Pt
Population (1990): 2,969 == N o e ey
Boundaries: Chicagoand NorthwesternRailroadon the north, EdgewoodAvenueon the east, 1 007 T, M B
Lake Wingra on the south, Odana Road on the west ¢ -
Size: 308.4 Acres % i e A

1) 3 o
Governmental Officials L &
Madison Alderperson: Kenneth Golden, Aldermanic District 10 s / ~
Dane County Supervisor: DavidWorzala,SupervisoryDistrict 10 = oL
State Representative: Terese Berceau, Assembly District 76
State Senator: Fred Risser, Senate District 26
Public Facilities and Services B — T % Commnty Comae
Fire Stations: Fire Station#4 (1437 Monroe Street), Fire Station#9 (201 North Midvale Blvd) — g e I .15
Public Health Clinics: South Madison Health and Family Center (2202 South Park Street at | Dadand I 7> O tpoae ™ o
Villager Shopping Center) ot SO, A

Library: Monroe StreetBranch (1705 Monroe Street), SequoyaBranch (513 South Midvale

Boulevard)

Parks and OpenSpace: DudgeonSchoolPark, GlenwoodPark, GlenwayGolf Course,HenryVilasPark,Beachand Zoo, Hillington Green, Tillitson

Greenway, Wingra Park

Police Districts: SouthDistrict, Capt.RandyGaber,825 HughesPI,266-5938

Polling Place: Ward65, BlessedSacramentCatholicChurch,2131 RowleyAveWard66, DudgeonCenterForCommunityPrograms,3200 Monroe St
Public Schools: Randall Elementary School (1802 Regent St) or Franklin Elementary School (305 W Lakeside St), Thoreau Elementary School (3870
Nakoma Rd), Hamilton Middle School (4801 Waukesha St), Cherokee Heights Middle School (4301 Cherokee Dr), West High Sdhéalh(St)

Neighborhood Facilities and Services

Centers of Worship: BlessedSacramentChurch(2131 RowleyAvenue),St.A n d r &pisGopal(1833 RegentStreet), ReligiousSocietyof Friends
(1704 Roberts Court), Glenwood Moravian Community Church (725 Gilmore Street), Temple Beth El (2702 Arbor Drive)

Community Centers: DudgeonCenterfor CommunityPrograms(3200 Monroe Street), NeighborhoodHouse (29 S. Mills Street), Monroe Street Fine
Arts Center (2526 Monroe Street)

Hospitals: St. MarysMedical Center(707 SouthMills Street) Meriter Hospital (202 South Park Street), Universityof WisconsinMedical Center(600

Highland Avenue)

NeighborhoodHousingand Historic Districts

Numberof Single Family Homes:1,004

Percent of OwnerOccupiedSingle Family Homes:91.8
Number of Condominiums: 3

Total Numberof Units: 1,262

AverageAssessedValue of Single Family Homes:$154,239
Source:http://lwww.ci.madison.wi.us/neighborhoods/profiles.htm
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2. Vilas NeighborhoodProfile N
Neighborhood Profile S
Population (1990): 1,928 e .
Boundaries: RegentStreeton the north, South RandallAvenueon the east, VilasPark Driveon 'l H b
the south, Edgewood Avenue and Monroe Street on the west ) e oy
Size: 195.31 Acres A

A il ===
Governmental Officials e VAT e
Madison Alderperson: Matt Sloan,AldermanicDistrict 13 ot =
Dane County Supervisor: ChuckErickson,SupervisoryDistrict 13 =
State Representative: Terese Berceau, Assembly District 76 ||
State Senator: Fred Risser, Senate District 26 - i | 52 s

- Park s —

Public Facilities and Services
Fire Stations: FireStation#4 (1437 Monroe Street) e — bl Loy
Public Health Clinics: SouthMadisonHealthand FamilyCenter(2202 SouthPark Streetat N v omey 5 o e st (] Govermant & Ooker ibtctont e 5 Schond
Villager Shopping Center) — atrmatll PO < iy
Library: CentralLibrary(201 WestMifflin Street), Monroe StreetBranch(1705 Monroe Street) (g reomomont Sountary

Parks and OpenSpace: EdwardKlief Park, Bear Mound Park, HenryVilasPark,Beach,and Zoo
Public Schools: RandallElementarySchool(1802 RegentSt) or Franklin ElementarySchool(305 W LakesideSt), Hamilton Middle School(4801
Waukesha St), West High School (30 Ash St)

Neighborhood Facilities and Services

Centers of Worship: Beth Israel Center (1406Mound Street), Islamic Center of Madisof21 North Orchard Street), MadisorChineseChristian
Church(1510 Madison Street), Faith CommunityBible Church(1517 RegentStreet), UniversityBible Fellowship(1609 Monroe Street),St. James
Catholic Church (1204 St. James Court), Trinity United Methodist Church (1123 Vilas Avenue).

Community Centers: NeighborhoodHouse(29 South Mills), Monroe Street Fine Arts Center(2526 Monroe Street)

Hospitals: St. Ma r Wédial Center(707 South Mills Street) Meriter Hospital (202 South Park Street), Universityof WisconsinMedical Center(600
Highland Avenue)

Places of Interest: CurtisEffigyMounds, JamesBowenHistoricalHouse,HenryVilasZooand Park,and shoppingon Monroe Street

NeighborhoodHousing and Historic Districts

Number of Single Family Homes 395

Percent of OwnerOccupiedSingle Family Homes:84.3
Number of Condominiums: 0

Total Numberof Units: 736

AverageAssessedValue of Single Family Homes:$203,359
Source: http://www.ci.madison.wi.us/neighborhoods/profiles.htm
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3.

P>

GeneralHistory/Past Studies

A number of studies that include this area have been conducted in the recent
past among them are:the DudgeorMonroe LongRange Neighborhood Plan
(2000); Past and Resent: A History of the Dudgeon Monroe Neighborhood and
Association(1998); InsidersGuideto the DudgeonMonroeNeighborhood(1992);
Walking and Biking through the Dudgeon Monroe Neighborhood (1979) and the
West Campus Plan UWladison. The DudgeoAMlonroe LongRange Plan

address important neighborhood issues including: transportation, housing,
commercial resources, community services and facilities and physical resources.
The document provides general recommendation and action items for the
community issues.

Demographic Profile

The general census profile for the Monroe Street area consists of a number of
censustracts as shownon the map to the right. Tablel (compiledbythe Cityof
MadisonPlanningDepartment)extrapolatesthe censusinformation to represent
the specific study area.

When reviewing the median age and income statistics, consideration should be
given to the fact that the eastern portion of the study area is represented by a
large number of students; this tends to skew age and incomgfires. The area
has seena slight drop in population. Theareais predominantlywhite at 88.2% of
the area population. This number is slightly higher than the numbers for the City
of Madison (84%). Thesecondlargestethnic groupin the areais representedby
6.5% of Asians,a figure slightly higherthan in the City. Thisis followedbya 3.0%
Hispanic population.

A3

Monroe Street Area General Demographic Characteristics
2000 Census 1990 Census City of Madison
Total Total
Total | Percent| Total & Percenyf Total Percent.
General Demographic Characteristics
Total Population 15,97C 1611¢ 207,525
Male 8,03¢  50.39 822(/ 51.0%
Female 7,931  49.7Y 7,89¢  49.09

Median Age 30.€

62 Years and Over 1,22F 7.7% 22,743 11.0%

Households with individuals under 18years 1,197 17.3% 20,887  23.4%

Households with individuals 65 years and over 857  12.49 18,111  20.3%

Poverty Status (below poverty level)

Families 11C 134 2,447 5.8%
With related children under 18years 52 1,91¢ 9.3%
With related children under 5 years 8 992  11.8%

Families with female householder, no husband presen 30 34 1,23C  18.6%
With related children under 18years 20 1,09¢  24.7%
With related children under 5 years 8 572 39.3%

Individuals 3,807 3,79C 29,287  15.0%
18 years and over 3,691 25,136 15.7%
65 years and over 82 812 4.5%

Related children under 18years 107 4,045 11.4%

Related children 5to 17 years 97 2,70¢  10.8%

Unrelated individuals 15 years and over 3,49¢ 21,291 29.1%

Race

Total population 15,960 16,11¢ 208,054

Onerace 15,66 98.29 203,219  97.7%
White 14,071 88.2% 14,662 91.09 174,689 84.0%
Black or African American 297 1.99 272 1.7 12,155 5.8%
American Indian and Alaska Native 33 0.29 56 0.39 75¢ 0.4%
Asian 1,07€ 6.79 12,065 5.8%
Native Hawaiian and Other Pacific Islander 7 0.0% 99E 6.29 77 0.0%
Asian and Pacific Islander (1990)

Someother race 181 1.19 132 0.8 3,474 1.7%

Two or moreraces 295 1.8% 4,83¢ 2.3%

Hispanic or Latino (of any race) 477 3.0 33t 2.1 8,512 4.1%

Source: Citypf MadisonPlanning Deptand US CensusBureau1990,2000

Table 1-Demographic Characteristics
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5. Social Characteristics
The Monroe Street area is represented by a significandgucated
population. Over 70% of the adult population has an education
beyond highschool level; some 32% of these have a college
educationand 42% have graduateschooleducation. Approximately
42.9% of the populationis within the agesof 21 to 64 years. Some
9.4% of the population over the age of 65 years has a disability.

Monroe Street Area Census Summary
2000 Census 1990 Census | City of Madison
Total Total
Total Percent, Total Percent] Total Percent
Social Characteristics
EducationAttainment - over25years 8,35¢ 8,951 126,80+
Lessthan 9th grade 17¢ 2.1% 26E 3.09 3,68E 2.9%
9th to 12th grade, no diploma 12¢ 1.5% 281 3.19 5,934 4.7%
High school graduate (includes equivalency) 654 7.8% 96€  10.8Y 22,974  18.1%
Somecollege, no degree 813 9.7% 112% 12.6% 23,447 18.5%
Associate degree 337 4.0% 41¢ 4.689 9,707 7.7%
Bachelor's degree 2,657 31.8% 2,707 30.2% 34,60% 27.3%
Graduate or professional degree 3,51€ 42.1% 3,18¢ 35.6% 26,452 20.9%
Marital Status- overl5years 14,38¢ 177,17¢
Widowed 321 2.2%
Widowed Females 284 2.0%
Divorced 82€ 5.7% 16,04z 9.1%
Divorced Females 503 3.5% 9,557 5.4%
Disability Status
21to 64 years old 9,974
Disability 941 9.4% 16,322 12.5%
65 and above 723
Disability 31C 42.9% 6,442 35.2%
Residencen 1995- Population5 yearsand over 15,48¢
SameHouse in 1995 5,682 36.7%
Elsewherein the United States 9,05z 58.5%
SameCounty 3,634 22.8%
Different County 5,51¢ 35.6%
SameState 3,05€ 19.7%
Different State 2,462 15.9%
Elsewhere 752 4.9%
Placeof Birth
Native - In the United States 14,31€ 89.6% 187,02¢ 90.1%
In Wisconsin 8,382 52.5% 120,75% 58.2%

Foreign Born

1,502 9.4%

SourceCity pf MadisonPlanning Deptand US CensusBureaul990,2000

Table2 -Social Characteristics



6. Economic Characteristics

A large number of residents in the area, 70.4% of the work force were
occupied in the fields of management, professional and related
occupations. Thisis a significantincreasefrom the percentagein 1990,

47.2% and the City of Madison in 2000, 46.9%The second largest

occupation category in the area was sales and office occupations at

24.8% of the work force.

Approximately60% of the populationshave a householdincome greater

than the city

largest portion of income in the Monroe Street area represents 18.6%
of the households with incomes in the $50,008%74,999. In the 2000
census, 110 households in the Monroe Streetraa had incomes below

the poverty level.

AS

Monroe Street Area Economic

Conditions

2000 Census | 1990 Census

City of Madison

Total Total

Total | Percent| Total | Percent| Total Percent
Economic Conditions
Commutingto Work
Workers 16yearsand over 9,657 9,194 119,70
Car, truck, or van -- drove alone 4,919 50.9% 4,084 44.49 78,70 65.7%
Car, truck, or van -- carpooled 624 6.5%) 865 9.49% 11,4779 9.6%
Public transportation (including taxicab) 856 8.9%) 657 7.19% 8,579 7.2%
Walked 2,080 21.5% 2,304 25.19 12,754 10.7%
Other means 929 9.6%| 984 10.79 4,521 3.8%
Worked at home 25] 2.6%] 299 329 3,674 3.1%
Mean travel time to work (minutes)
Occupation- Employed16 yearsand over 8,444 9,50

Management, professional, and related occupations 5,044 70.4% 4,489 47.29 57,13 %
Service occupations 1,214 14.4%) 941 9.9% 17,217 14.1%
Salesand office occupations 2,004 24.8%] 3,254 34.2%] 31,27 25.7%
Farming, fishing, and forestry occupations 42 0.5%] 1 1.19%9 2: 0.2%
Construction, extraction, and maintenance occupations 25 3.0%) 281 3.09 5,401 2.2%
Production, transportation, and material moving occupation 347 4.0%] 229 459 10,54 B8.7%
Incomein 1989 - Households 5,85¢ 6264 89,267
Lessthan $10,000 1,04 17.8%) 1029 16.49 8,644 9.7%
$10,000to $14,999 581 9.9%| 607 9.7% 5,284 5.9%
. $15,000t0 $24,999 . 757] 7.2 10,69 12.0%
mahki a n sxbdwis-ehotd i neolme P Ly« "2
$35,000t0 $49,999 871} 18.1Y 15,93 17.8%
$50,000t0 $74,999 1,094 14.3Y 18,33 20.5%
$75,000t0 $99,999 689 5.4% 9,277 10.4%
$100,000t0 $149,999 625 2.5% 6,542 7.3%
$150,000t0 $199,999 15! 159 1,63 1.8%
$200,00001 more 0 1,36 T5%
Median household income (dollars) $41,94.
Per Capita Income $23,49
Median Male Full-Time, Year Around Worker $36,71
Median Female Full-Time, Year Around Worker $30,55
Poverty Status (below poverty level)
Families 119 134 2,447 5.8%
With related children under 18 years 52 1,914 9.3%
With related children under 5 years 8 993 11.8%
Families with female householder, no husband present 30) 34 1,230 18.6%
With related children under 18 years 20} 1,099 24.7%
With related children under 5 years 8| 573 39.3%
Individuals 3,807 3,79¢ 29,287 15.0%
18years and over 3,691 25,13 15.7%
65years and over 82| 812 4.5%
Related children under 18 years 107] 4,045 11.4%
Related children 5to 17 years 97| 2,704 10.8%
Unrelated individuals 15yearsand over 3,494 21,299 29.1%

SourceCity pf MadisonPlanning Dept andUS CensusBureau1990,2000

Table3 - Economic Characteristics



7. Community Expectations and Preferences

Asa part of the planning processa number of public participation tools were utilized. Thethree public meetingswere held at the Edgewood
CollegeAndersonAuditoriumto receive public input and PDI/BDIconductedconfidential stakeholderinterviewsand discussiongroupswith
Monroe Street Merchants on March 18, 2004 with special attention to the following issues:

A
A
A
A

S i n e sastivitied x &
aahdparldngconcerns

y senvicoanhentof area: landscape/streetscape

i ghbor ho ssuésjganficisn e s s

A D e g r fieaiveressof city involvement& support

A Ot hssues/concernsfor the consultantsto know about
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Followingis a summaryof the main points made by participants at the stakeholderinterviews:

A T hstreet needs more neighborhoodoriented shopping: the streetnowhaso e v e r youwantmathingyoun e e dheétreet alwayshad
three O0OanchoKoppds n®&saege Tree, and the bank.

A R e rate kighand tend to discouraged n e i g h beosr sheonbtidines$es. Rentsare rangingat approximately$16-$20 per square foot.
A T hamount of parking availablefor businessesis adequate. Thesmall lot to the east of the K o p it providesa central location for parking.
AT h arafewd n e i g h bhourliipe siodes: Ancora,V i ¢ tcaffeet@rsd the Monroe Streetlibrary are examples.

A Mo n iStoeetis a true destination. It attracts peoplefrom all over. Thereare other things for people do whenthey visit businessesor
institutions that locate here.

A T heffects of the recessionare still lingering. It is easierfor a businessto weathera recessionif it offers a mix of retail and service.
A T hcemmunitysupport (sales)for the current Magic Mill store on Monroe Street has been less than anticipated.

A Agrocerystore could be supported. Butin order for a grocerystore to be successfulin this area, it will be essentialfor it to draw upon a larger
trade area than just the immediate Monroe and Vilas neighborhoods.

Al't would be great to at t inardertoinease foot teaffit itavill beanacessaryttodmptove ¢he quality af the
streetscapeand landscapealongthe street. In particular, it is necessaryto make changesto make it easierfor the elderlyto get around.

A N bigboxtypefacilities should be allowed (e.g.drivethrough windows).
A A mgwbusinessthat is broughtin should complementand not competewith existingbusinesses.

A T nbike path is becominga neighborhoodsocial gatheringplace. Thereis a needto tie it in better with the commercialdistricts.



A T hiilerarysite is a potential redevelopmentparcel. However the library has stated a preferenceto not be on the 2nd floor of such a project.
A A rstyeetscapeimprovementsproposedfor Monroe Streetshould extenddownto the ® G| e ndigtaict ai the westend of the street.

A Iahyof the existingand former servicestations alongthe street are redeveloped,it is important that they are in scale with residential areas
behind the sites.

A H o u dnithe areais mostly owneroccupiedwhite-collar single family. Homesrecentlyhave been selling $50-100,000 overthe assessed
value.

A Amarketexistsforo e mmte ys theusingin the neighborhood.
A T h avasa time whenthe universitywaslookingintod a | ucronnid o s . 6

A Aplaygroundwould be a great addition to the area. It is important for the commercialdistricts to have a multiplicity of things for people of all
ages to donot just shopping.

A Ma khés seemlike a communityplace, not just a row of shops.

A Cr easigrageplan for the district.

A Gu i d eahdiinoeativesshould be encouragedfor storefrontimprovements.

A T hgeeenlot at the southwestcorner of Regent& BreeseTerraceis city-ownedand maybe a goodlocationfor a o B i Pkaer withbbike rider-
friendly amenities such as bike racks, restrooms,and a map of the commercialarea. Thispark would be a place for riders to stop alongthe

trail and hopefully take a break and take a walk through the district.

A Wh iafew of the existinghomeswithin the commercialarea along Monroe could be convertedto commercialuse, most are not in good
condition and would probably not be worthy of adaptive-tese.

A'| generalthereisaneedto 0 s o f theestneét with plantings.

A T hphystal condition of DudgeonCenteris a concernof the neighborhood. In order to upkeep the building, some expensivemechanicaland
maintenance issues will need to be addressed. The cost of these repairs is probably beyond what the school can afféndew partnership
between a private concern (such as a developer of elderly housing) and the school may be advantagelwuthis situation the school would
occupy a portion of the building while elderly housing would be included in the structufidne devebper would pay for necessary repairs and
upgrades needed to ensure the preservation of the strocampus. 6St . Ma r

A Mo sfthe ownersof the servicestations want to stayin businessas theyare. Someofthese ( B u d lth@eslleadybeenupgraded. It seems
that redevelopment of many of these parcels would be a lotgrm prospect.

AT



AThe University has a proposal to r enoyvldtteStreetwauld betciosedand replacedwithad t he s o
plazain front of the Field House. Theplan also proposesclosing CrazylegsDriveto create a triangular greenspace betweenRegent,Monroe,
and BreeseTerrace. Theplanis in preliminarystages at this tme. Ken Saikiis the Landscape architect of the Campandall project and may
be contacted for further information.

A B r pierswith ornamental fencingwill be installed along the east side of BreeseTerracealongthe edge of CampRandall Stadium. Anew
uni versity o0gatewayd6 sign wild/l be added at the northeast corner of E

A T hcigy will extendthe bike trail further east from its current termination, and it will eventuallylink up to the pathwayalong Lake Mononanear
the Findorf headjuarters.

A T huaiversityis workingon a stormwater managementplan for the portion of the arboretumthat fronts Monroe Streetnear the Glenway
intersection.

8. Listening Workshop Summaryof Public Comments
Activities and Uses
Promoteresidentownerstores, not large national chains. Thisis more in keepingwith the characterof the neighborhood.
Smaller scale stores are nice but the rents are now quite high making it difficult for smaller operations to make it.
Theneighborhoodused to have core commercialuses (grocery)that drew peoplewhowouldin turn patronize other businesses.
I f a grocery store is brought in, it needs to have a speci al charact
It might be ok for certain national chains (like the Gap)to cometo Monroe Street: they are the ones more likely to afford the highrents.
Live/Work units might be an appropriate use.
Affordablehousingopportunities should be addressed.
There are some sites on which single story buildings now staritlis realistic to assume that some of these could give way for multistory
buildings. Thesecould have retail on the groundfloor and residential above. Thesetypesof residential units (condos) might be attractive to
oempty nestero6 current neighborhood residents who no | onger want a s
Heightwill be an issue of concernfor any new buildings.
The consultants were asked about Wheaesponsdwasgthanieer are seyeralproperdies that hppgame nt s i

underutilizedand that it would be realistic to assumethat in the next 10-15 yearsthat the ownermaysell or decide to redevelopthe propertyin
another use. Knickerbocker Place was mentioned as a good example of this type of project.



Thecommunitywill have to reach a consensuson what acceptablebuilding heightswould be for any new construction. Buildingsof at least
three or four stories are probably what could be expected on these sites.

Higherbuildings should have setbacksto diminish their apparent height: The Justice Buildingdowntownwas mentioned as a goodexample.
A new larger library shuld be built. There should be more meeting rooms available to the public.

Aparticipant asked how this plan would be madeinto law: AlderGoldenrespondedthat the recommendationsof this neighborhoodplan
would be adopted as part of the official Madison comprehensive plan.

Physical/Visual Character
In general,the street needs attention with regardto better aesthetics.

Therehasbeena o p i e c echaeaetdrtiiat has developedas severalsmall and unrelated street enhancementefforts have been
implemented over the years.

Therewere previousdiscussionson creatingan urban designdistrict for the area but the discussionswent nowhere.
A coordinated signage plan for the district needs to be done.
Lightingon redevelopmentsites should be pedestrianfriendly (example: use cut-off fixturesin parkinglots).

Sincecommercialbuildingsand redevelopmentsites abut residential areas, the backs or servicezonesneedto be screenedand carefully
considered.

Aparticipant asked who determinesbuilding setbacks. Theanswerwasthat zoningcode determinesit.

In some commercialdistricts, a BusinessimprovementDistrict (BID)is set up to deal with maintenanceissues.

Raingardensshould be consideredalongthe street to help clean stormwaterrunoff. Asourceof informationis RogerBannermanat the DNR.
The UWEXxtension has a master gardener program to teach neighbors how to set up green spaces.

Thereis a need for a series of smaller parks or playgroundsthroughoutthe commercialareas.

Smallsetbacks should be encouragedalongnewbuildingedges. Thesed n o @rds r a n rcould lselp create small spacesfor socialization.
There are too many overhead wires in some residential areas.

Opportunitiesshould be studied for bulb-out areas at intersections (in particular at Commonwealth/Monroeintersection). Thiscould provide

small pockets of green space.
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Traffic
GrantStreethas becomea traffic corridor. Hasthe city designatedo o f fresident@mls t r e et s ? 6
The city seems to not have a clear designation or plan for classifying street types and function.

Theuniversityhas come up with a plan for improvingthe areain front of the FieldHouseand CrazylLegsdrive. Thestatus of this planis
preliminary at this point.

Trafficshould be divertedto main corridorsand awayfrom residential areas.

Thereis a problemin someresidential areas with people who park their cars on residential streets and then take the bus downtownto work,
leaving their cars all day.One possible way to control this is to have 2 hour parking in front of homes but this is inconvenient to residents.
Anotherpossibilityis to create permit parking only and issue these to residents.

Aparticipant noted that it wasimportant to coordinateany redevelopmentwith the ¢ i tinfrastsucture plan.

Historic street lamps should be placed along the entire street.
Sustainability

Thepedestrian/bike path is great, but it needsto be extendedeast to the downtown.
The current speed limit along Monroe is too high. Should be 25 mph throughout.
Crosswalkscould feature textured pavementto help slowtraffic.

Banners should be considered for commercial areas.

Crossingthe street for pedestriansis difficult; some driversignorethe flags.

More vehiclesappearto be using GlenwayStreetsince the traffic light wasinstalled at Glenway& Mineral Point.

A10



9. Results of Design Preference Survey

Neighborsparticipated in a design preferencesurveyat the public meeting held on Mayon May 6th at EdgewoodCollege. Approximatelyl00
people participated. The public responded to images that fell under five categorie¥hese were:

1. Height,set back and relationshipto street
2. GroundFloorTreatmentof Retail

3. Parking

4. Signage

5. Streetscape/landscapecharacter

Belowis an exampleimage and score sheet for the DesignPreferenceSurveyconductedat the March 4th meeting. Meeting particiapantsrated
design character images on a scale 65 (most negative to +5(most positive).
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10. Results

Height, setback and relationship to street - Highest Rated

Analysis: Thehighestrated imagesfeature buildings of multiple stories with first floor elements attractive to pedestrians. Thebuildingsare placed
up near the sidewal k edge and feature setbacks and 6éa house | iked massi

Thesecondimage of a night shot may be more an indication of lighting than of the actual height acceptance.

Height, setback and relationship to Street - Lowest Rated

=

—ry * -

- — »
I e S e

ate

Analysis: Threeof the lowestrated imagesare single-story buildings setback some distance from the sidewalk. Thelandscapededge providesan
uninteresting barrier to the pedestrianTh e f ourt h i mage features a fa-ade that is rather 6fl a
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GroundFloor Treatment of Retail-Highest Rated

Analysis: Thehighestrated imagesall contain elementsthat provide seasonaldelight to pedestrianseither in the form of signage,display of
merchandise, attractive building detail or by featuring an activity.

GroundFloor Treatment of Retail - Lowest Rated

Analysis: Thelowestrated imagesindicatea 6 d e strdefscapecharacter. Twoimagesindicate closedwindowsor usesturning their backsto the
street. The other image lacks an active pedestrian oriented us@he buildings have some architectural detail along the sidewalk but there is no
activity or goods displayed.
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Parking -Highest Rated

Analysis: Theseimagesall feature landscapeelementsthat help reducethe amount of asphaltand provide elementsthat comfort the pedestrian,
including special paving, trees and landscape, signage and stteeape elements.

Parking - Lowest Rated
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Analysis: Thelow rated imagesindicate placeswith no or minimalrelieffromaé s efa s p h &dneof the imagesshowthe negativeimpact of
congestion or too many cars grouped into large parking lots.
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Signage - Highest Rated

Analysis: Thehighestrated signsshare some similar characteristics. Theyare at a pedestrianscalethat fit in well with the characterof the
architecture. Si gnage can al so consist of exhibiting a use, such as the presenc

Signage - Lowest Rated

Analysis: Twoof the signsare too large and dominate overthe building character. Theylook like they are meant to be seenby passingcars a great
distance away. The Dairy Queen store features too many signs of several different styles.
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Streetscape/landscape Character - Highest Rated
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Analysis: Thehighestrated features use attractive pavementtreatment and landscapedelementsto enliventhe pedestrianexperience. Twoof the
images indicate attractive public art pieces.

Streetscape/landscape Character - Lowest Rated

Analysis: Thelowestrated imagesindicate featurelessplaceswith either a lack of streetscapeattractions or building facadesthat d o nefigagethe
pedestrian
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11. Tablesand Maps
AppendixTableA-1

Monroe Street GeneralDemographicProfile

Monroe Street Area General Demographic Characteristics

2000 Census 1990 Census | City of Madison
Tract 30.02 1990 Tract 30.01 Block 2005 | Block 2003 | Block 1000 |[Adjusted Total Tract 1 Tract 1 - 1990 Tract 10 Tract 12 Tract 9 Total Total
Total | Percent| Total | Percent| Total | Percent| Total| Percent | Total | Percent | Total ' Percent | Total | Percent| Total | Percent| Total | Percent| Total | Percent| Total | Percent| Total | Percent| Total | Percent| Total | Percent|] Total | Percent
General Demographic _Characteristics
Total Population 3,250 3412 5272 ) 106 724 2257 2,665 2,681 2212 6,330 7,427 15,07C 16118 207,52¢
Male 985 445 3,220 50.9%) 3834 5169 03¢ 5039 8220 5109
Female 122 555 3110 49.1%) 3592 4849 7931 4979 7,898 49.09

Median Age 29 26< 205 395 312 335 24.7 256 308

62 Yearsand Over 29 919 380 14.3%) 87 85 503 7.9%) 535 225 709 22,745 110%

Households with individuals _under 18 years 514 3759 309 24.3%) 248 27.7 370 15.6%) 575 1107 173 20,887 23.4%

Households with individuals 65 years and over 171 1259 341 26.8%) 151 169 286 10.5%) 420 857 12.49 18111 20.3%

Poverty Status (below poverty level)

Familes W 589 28 6.7%) 9 06 7 24%) 22 3 2 24 68 8.7%) 0 23 110 134 2447 58%
With related children under 18 years W 859 9 12 0 3.2%) 489 0 11.4%) 0 52, 191 9.3%
With related children under 5 years 37 1559 o449 6 5.9%| 000 8 6.8%) 0 B 9o 118%

Families with_female householder, no husband present 3 1219 37 o 584 0 0.0%| 6 273 12009 s 6.9%| 0 67 30 3 1230 18.6%
With related children under 18 years 31 1339 32 EEE 0 00%) 1 218 8 308%) 0 20 100C  24.7%
With related children under 5 years 271 2059 S 34 eg 0 UUT/J 0 w% 8 100.0% 0 E 573 39.3%

Individuals 265 9.1 281 14.1%) %0 154 7.3%) 42 539 2 489 _ 107%3L7%) 1740 2429 3807 3,790 29281 150%
16 years and over 218 8.9 67 174 8.0%) 74 Aq 1877 335%) 1740 2819 3691 2513¢  15.7%
65 years and over 5 32 a4 80.0%| 27 5 15%) 0 00 13 869 52 17.2%| 7 409 82 812 45%

Related children under 18 years 5¢ 899 E 20 4.1%) B 46 89 14.7%| 0 o 107 2045 114%

Related children 5 (o 17 years %€ 609 0 349 B 62 75 17, 1&' 0 00 57 2,704 10.8%

Unrelated individuals 15 years and over 176 1689 73 140 16.6%) 62 120 1757 44.4%) 167 4739 3.49¢ 2129]  291%

Race

Total population 3,25¢ 3,417 5,272 2,665 2,681 2,202 6,330 7,427 15,960 16,118 208,05¢

One race 3130 96.29] 510/ 985 2576 96.7%) 2,176 98.6% 6,204 98.0%) 7285 98.19] 15668  98.2% 20321 97.1%
White 2751 8a6y| 522/ 945%) 4868 92.3 2232 838%| 2500 932 2100 953 5452 86.1%) 651C 8789 14071 8829 14662 oL 174,68(  84.0%
Black or African American 264 8.1 a0 21 7 34 0 3.4%) 56 2.1 5 079 75 28%) 107 297 273 12158 58%
American Indian and Alaska Native 1 03 6 02%) 4 03 6 0.6%) 04 T 00% B 0.2%) 7 & 56 03 758 0.4%
‘Asian i 159 20 0.6%) 75 L4 164 6.29%) 93 359 W5 20 260 7.3%) 571 107€ 5 12,065 58%
Native Hawaiian and Other Pacific Islander 0 009 0 00% ERCES 1 0.0%| 000 0 00 T 00%) 6 7 .%mﬁ
Asian and Pacific Islander (1990)

Some other race EREEE 22 0.6%) 55 109 75 2.8%) 210 5T/I 5 or 01 16%) % 0 181 1.17/! 132 o@! 3474 11%

Two or moreraces 127 3.8 7 15 87 3.3% | 27 12 126 2.0%) 142 1 205 18V 483 2.3%

Hispanic or Latino (of any race) 111 3.4 58 .70} 132 2. F/q 13 5. A“A 1 59 EZ) T sﬂ_zze 3.7%) 207 2. g 77 3. ﬁﬂ’m

SourceCity pf g Dept and US C 1990, 2000
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AppendixTable A2

Monroe Street Social Characteristics

Monroe Street Area Census Summary
2000 Census 1990 Census
Tract 30.02 1990 Tract 30.01 Block 2005 Block 2003 Block 1000 |Adjusted Total Tract 1 Tract 1-1990 Tract 10 Tract 12 Tract 9 Total Total
Total | Percent Total Percent] Total ' Percent| Total Percent| Total Percent|Total Percent|Total Percent| Total ' Percent| Total = Percent] Total = Percent| Total ' Percent| Total ' Percenf Total  Percent| Total Percent|
Social Characteristics
EducationAttainment - over 25 years 1,95¢ 1,752 3,667 1,996 1,934 1,421 3,089 3,845 8,355 8,951
Lessthan 9th grade SC 4.@ 72 95 2.6% 15 16 6 0.4% 24 4.0% 29137 179
9th to 12th grade, no diploma 147 7.5% 105 6.0%] 274 7.5% 88 72 22| 1.5% 3.2% 8  0.2%] 129
High school graduate (includes equivalency) 657 335%j 501  28.6% 1,11€  30.5% 206 281 122 8.6% 332 10‘70/({ 200  5.29%] 654 . 968
Somecollege, no degree 55€  28.4% 318  18.2% 792 21.6% 408 325 194 1374 319 10.3"’/; 300 7.8%] 813 9.7@ 1125 12.6%
Associate degree 17 8.9% 181  10.3% 421 11.5% 156 148 71 5.0% 149 4.8Y 117 3.0%] 337 4.0% 419 4.68Y
Bachelor's degree 23z 11.8% 359  20.5% 611 16.7%9 535 566 493 34.7% 1,046  33.9% 1,118 29.1% 2,657 31.8% 2,707 30.29
Graduate or professional degree 10z 5.2% 162 9.29% 356 9.7% 588 526 513  36.1% 1,02C  33.0% 1,983 51.6% 3516 4219 3,186 35.6%
Marital Status- over15 years 2,652 4,225 2,239 1,876 5,854 6,654 14,384
Widowed 81 4.3% 83 157 321
Widowed Females 81 4.3% 1.19 138 284
Divorced 41C  15.5% 418 9.9% 248 11.19 178 9.5% 264 4.5% 384 826
Divorced Females 26€  10.0% 232 5.5% 162, 729 109 5.8% 193 3.39 201 503
Disability Status
21to 64 yearsold 4,754 5,220 9,974
Disability 43t 21.8% 213 11.8Y 58 #DIV/0! 590 12.49 29! 5.6%] 941 9.4%
65 and above 303 420 723
Disability 11¢  63.6% 1100 32.3% 49 #DIV/O! 158 52.19% 103  24.5% 310 42.9%
Residenci 1995- Population5 yearsandover 2,094 6,187 7,207 15,48¢
SameHouse in 1995 1,235  59.0% 1,855  30.0% 2,592 36.0% 5,683 36.7%
Elsewherein the United States 842 9,053 58.5%
SameCounty 492 . 49 3 21.5% 3,534 22.8%
Different County 350 16.7Y 2,536 41.0% 2,632 36.5% 5,519 35.6%
Same State 199 9.59 1,569  25.4% 1,288 17.9% 3,056 19.7%
Different State 151 7.29 967  15.6% 1,345 18.7% 2,463 15.9%
Elsewhere 17 0.8% 306 4.99 429 6.0% 752 4.9%
Placeof Birth
Native - In the United States 3,10¢  95.4% 2,253 84.5% 2,130 96.2% 5,645 89.2% 6,541 88.1%] 14,31€ 89.6%
In Wisconsin | 1,349 61.0% 3,437 54.3“/&1 3,597 48.4%] 8,383 52.5%
Foreign Bom 2,361 72.5 1401 52.64 60 2.7h5 10.5% 778 10.507| 1,503 9.4%
SourceCity pf g Dept and US C 1990, 2000
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AppendixTableA-3

Monroe Street EconomicConditions

Monroe Economic  Conditions
| 1980 Census | City of Madison
1990 Tract 30.01 Block 2003 [Adjusted Total Tract Tract 10 Total Total
Total Total | Percent] Total | Percent Total | Percent|  Total Percent Percent| Total | Percent| Total | Percent| Total | Percent
Economic Conditions.
Commutingto Work
Workers 16 years and over 1892 1525
Car, truck, or van - drove alone 1344 1,076
Car, truck, or van - carpooled 220 145
Public_transportation_(including_taxicab) 65 167
Walked 141 24
Other means o1 50
Worked at home 27 63
Mean travel ime to Work (minutes) 19 199
Occupation- Employed16 yearsand over 1,533
and related 13100.0
Service occupations 2000.09
Sales andoffice occupations 2142.9
Farming, fishing, and forestry occupations 0 0.0
Construction, extraction, and maintenance occupations 76 585.7
Production, transportation, and material moving occupation EEE] 985.7%
Incomein 1989 - Households 1272
Less than $10,000 83 #DIVIO!
$10,00010 $14,999 20 #DIVIO!
$15,00010 $24,999 169 #DIVIO!
$25,000t0 $34,999 179 #DIVIO!
$35,00010 $49,999 225 #DIVIO!
$50,000t0 $74,999 225 #DIVIO!
$75,00010 $99,999 137 #DIVIO!
$100,000t0 $149,999 17 #DIVIO!
$150,00010 $199,099 56 F#DIV/O!
$200,00007 more 3T FDVIOT 387 o 1,364} T5%
[Median household income (doliars) $35,19¢ $61,808 $48,00( $41,941]
Per Capita Income. $22,41% $25,022 $33,282 523,499
Median Male Full-Time, Year Around Worker $34,417 538,281 $41,222 536,714
Median Female Full-Time, Year Around Worker 529,007 $32,744 $31,73€ $30,551]
Poverty Status (below poverty level)
Families 28 9 0.6Y 17 249 239 11| 134 2,247 5.8%
With related children under 18 years 9 129 10 2.5 52| 1018} 93%
With related children under 5 years 9 a9 6 w;/j B %3] 118%
Families with_female householder, no husband present 37 9 589 0 20. 67 30| 34| 1230 18.6%
With related children under 18 years 32 9 9.8Y 0 21 g 20| 1.0@' 24.7%
With related children under 5 years 9 3469 0 0 B 573  39.3%
Individuals 281 50 194 4 g 24 Mﬁ' 3,790 29,%T7'm
18years and over 67, 174 2. 28.1%9 3‘69_1| 25,136 15.7%
65 years and over 2 27 5 8.6% 2.0 82| 812) 45%
Related children under 18 years B 20 76 0. n% 07| A,OA-E.I 11.4%
Related children 5 to 17 years 12 6.2 0.0 z' 2,704] 10.8%
Unrelated individuals_15years and over 73 40 12,09 2739 3,499 21201 201%

SourceCity pf g Dept andUS
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AppendixTable A4
Monroe Street HousingCharacteristics

Monroe  Street

Area Census Summary

2000 Census 1990 Census | City of Madison
Tract 30.02 1990 Tract 30.01 Block 2005 | Block 2003 | Block 1000 Jdjusted Total Tract 1 Tract 1-1990 | Tract 10 Tract 12 Tract 9 Total Total
Total | Percent| Total | Percent| Total | Percent| Total | Percent| Total | Percent| Total | Percent| Total | Percent| Total |Percent| Total |Percent| Total | Percent| Total |Percent| Total | Percent | Total |Percent| Total [Percent| Total _|Percent

Housing Characteristics
Family Households 768 802 63.0% 1528 77.1%| 3L 36 109 589 683 620 297 781 1285 25@' 2‘15—5| 42‘45_3'—
Total Housing Units 1342 1279 894 2,712 3,298 6,904 6,649 52,394
‘Occupied Housing Units 1350 1324 1971 66 20 335 509 1260 046%| 1,230 876 98.0%| 2,620 96.6%| 3242 983% eJ:ﬁI 976%| 6532] 982%| 89,019 96.3%

Owner Occupied 224 314%) 378 285% 1675 850%| 57 864% 3 75%| 17 519 347 382% 698 550% 692 563% 662 756% 684 261%| 1454 448%| 2800 41 2,850 436%| 42,496] 47.0%

Renter Occupied 926 68.6%) 896 67.7%4 296 150%| 9 1369 37 925%| 318 949% 562 618% 571 450% 561 456% 214 244%| 1936 739% 1788 55.2%| 3038| 584%| 3.749| 57.4%| 46,523 52.3%
Vacant Units 50 3.8% 73 54% 29 38% 8 20% %2 34% 56 L7%|  166| 24%|  117| 18%| 3375 3%
FemaleHousholder (no husband present) 280 36.6%) 13 3619 33 OL7%| 45 413%] 189 32.1% 81 118% 69 11.1% 60 121% 90 115% 150 11.7%| 300 117%|  388| 180%|  6943] 164%

With related children under 18years 51 7.4% 38| 55%]| 55 111% 26 33% 88 6.8%|  160| 6.6%|  228| 106%| 4787 113%
Median Contract Rent $492 $645 $654. $461 5768 $639 $661 $644
GrossRent 35 percent or more of income. 101 34.1%) 129 230% 37 173% 808 4L7%| 1046 585%| 1891 480%) 16,523 35.6%
Value of Owner-Occupied Units 562 570 1361 2513 2510) 37,12
Lessthan $50,000 0 0.0% 13 2.1% 0 00% 0 0.0% 0 00% o 0.0% 78| 31% 275 0%
$50,00010 $99,999 75 6.6% 394 628% T8 3.1% 14 25% 7 05% 30| 16%| 1,755| 69.9%| 4,613 124%
$100,000t0 $149,999 311 453% 118] 188% 243 418% T8l 31.8% 133 98%|  557| 222%| 49| 196%| 17,731 478%
$150,000t0 $199,999 160 23.3% 0] 64% 253 435% 203 356% 536 394%|  992| 395%|  111| 4.4%| 8,701 234%
$200,000t0 $299,999 89| 130% 39 62% 57 98% 103 18.1% 473 348% 633| 2529 61| 24% 2,156] 11.2%
$300,000t0 $399,999(1990) 0] 04%
$300,000t0 $499,999 26 6.1% 12 19% 11 1.9% 69 12.1% 204 150%| 284 113%) 1404 38%
$400,00001 more (1990) ARCED
$500,000t0 $999,999 35 51% 11 18% 0 00% 0 00% 8 06% 8| 0% 97| 05%
$1,000,0000r more 0 00% 0 00% 0 00% 0 00% 0 00% O 00% 75 01%
Median Value $122,80( $77,000 $135,300 $148,000 585,200 $155,00C $173,400 $200,800 $139,301

SourceCity pf MadisonPlanning Dept andUS CensusBureau1990, 2000
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AppendixTable A-5

Monroe Street PropertyOwners

Parcel Number |Address Land Use Assessor Parcel [Exempt [Assessor Use Owner Name 1 Owner Name 2 [owner Address [Owner City [Owner Jowner  [owner
Class state  |zipcode |zipcode 4
070922105014 323 N BREESETER Universities and colleges. Commercial Exempt |Commercial exempt UNIV OF WIS REGENTS VAN HISE HALL # 1860 1220 LINDEN DR MADISON Wi 53706 1525
070922112142 102 N RANDALL AVE |Laundering and dry cleaning (self-service). Commercial Laundromat POTTHAST JR,RICHARD H & SUZANNE C POTTHAST PO BOX 166 [WINDSOR (Wi 53598 166
070922112043 | 1419 MONROE ST Drinking places (alcoholic beverages)or taverns. ‘Commercial [Tavern FRANKLIN, MARK A 2918 MANCHESTER RD MADISON wi 53719 |o
070922112069 | 1429 MONROE ST Universities and colleges. ‘Commercial Exempt_|Commercial exempt__|UNIV_OF WIS REGENTS VAN HISE HALL # 1860 1220 LINDEN DR MADISON wi 53706 |1525
070922112077 | 1433 MONROE ST Agricultural,_business and personal credit services (including_credit union_|C: ] Bank, s & | UNIV_OF WIS CREDIT UNION PO BOX 44963 MADISON wi 53724 |age3
070922112168 1499 MONROE ST Highway and street right -of-way. Commercial Exempt |Commercial exempt (WI DEPT OF TRANSPORTATION BUREAU OF RAILS & HARBORS 4802 SHEBOYGAN AV RM 701 |MADISON (Wi 53705 0
070922112184 1437 MONROE ST Fire protection and related activities. Commercial Exempt |Commercial exempt CITY OF MADISON FIRE STATION # 4 CITY MUNICIPAL BLDG G100 |MADISON (Wi 53703 3352
070922406024 1501 MONROE ST General Retail-Multi Tenant Commercial Store & office Ig. [WISCONSIN AVE ASSOC % MADISON PROPERTYMNGMT 10 N CHARTER ST MADISON (Wi 53715 0
070922406040 | 1509 MONROE ST Eating places or restaurants. ‘Commercial [Tavern 1509 MONROE STREETPRTSHP 1501 MONROE ST MADISON wi 53711 |o
070922407022 | 701 CRAZYLEGS LN __|Parks - general recreation, playgrounds, playfields_or athletic fields ‘Commercial Exempt_|Commercial exempt__|WI_DEPT OF TRANSPORTATION BUREAU OF RAILS & HARBORS _ |4802 SHEBOYGAN AV_RM 701_|MADISON wi 53705 |o
070922406058 | 1511 MONROE ST Eating places or restaurants. Commercial Restaurant & apts.__|HAEFER, LESTER& MARGARET 802 MARY AVE REEDSBURG wi 53959 {1119
070922407014 702 CRAZYLEGS LN Parks - general recreation, playgrounds, playfields or athletic fields Commercial Exempt |Commercial exempt (WI DEPT OF TRANSPORTATION BUREAU OF RAILS & HARBORS 4802 SHEBOYGAN AV RM 701 |MADISON (Wi 53705 0
070922406066 1513 MONROE ST Barber services. Commercial [Apartment & store STAPLETON, TIMOTHY J & KRISTINE H STAPLETON 1515 MONROE ST MADISON (Wi 53711 2020
070922308098 1614 MONROE ST Eating places or restaurants, Commercial Restaurant MCCUE, KATHLEEN A & TIMOTHY & MOLLY MCCUE 1713 AURORA ST MIDDLETON Wi 53562 0
070922408054 1605 MONROE ST Other medical and health services, NEC. Commercial Office 2 sty or Ig. RR&R ENTERPRISESLLC 3121 NOR-DEL HILL [VERONA Wi 53593 9733
070922408096 1619 MONROE ST Insurance carriers. Commercial Office - 1 story FISHER, CLIFFORD D PO BOX 1601 MADISON Wi 53701 1601
070922408129 1627 MONROE ST Beauty services. Commercial Store & shop LEUNG, JOHN & MAE FONG LEUNG 5202 SHORECRESTDR MIDDLETON Wi 53562 1322
070922408153 1637 MONROE ST Dairy products - retalil. Commercial Store 1 sty sm RC VENTURE 1637 MONROE ST MADISON w1 53711 2021
070922408161 1639 MONROE ST General Retail-Multi Tenant Commercial [Apartment & store (GAVOL, THEODORE G & LINDA S GAVOL 8594 STONEBROOK CIR MIDDLETON (w1 53562 0
070922317015 1701 MONROE ST Automobile surface parking. Residential Exempt |Vacant CITY OF MADISON -PARKING UTILITY CITY MUNICIPAL BLDG G100 |MADISON (w1 53703 3352
070922309054 1720 MONROE ST Banking services. Commercial Bank, s & | IASSOCIATED BANK MADISON 1720 MONROE ST MADISON (Wi 53711 2054
070922317023 1705 MONROE ST Libraries. Residential Exempt |Vacant ICITY OF MADISON -LIBRARY - CITY MUNICIPAL BLDG G100 |MADISON Wi 53703 3352
070922317031 1709 MONROE ST Furniture - retail. Commercial Store 1 sty sm RICHMOND, MARK E & SUSAN E BROWN 305 CHAMBERLAIN AVE MADISON Wi 53705 0
070922317057 1717 MONROE ST Groceries (with or without meat) - retail Co p: & store ON PROPERTYLLC 1717 MONROE ST MADISON Wi 53711 2022
070922317065 1719 MONROE ST General Retail-Multi Tenant Commercial Store 2 sty small KING KONA LLC 1612N HIGH POINT RD #201 MIDDLETON Wi 53562 0
070922317073 1721 MONROE ST Gifts, novelties and souvenir - retail. Commercial Store 2 sty small SCHROEDER, DEAN H & CAROL 1909 WEST LAWN AVE MADISON (w1 53711 2009
070922317081 1723 MONROE ST Gifts, novelties and souvenir - retail. Commercial [Apartment & store SCHROEDER, DEAN & CAROL 1909 W LAWN AVE MADISON (Wi 53711 2009
070922317099 1725 MONROE ST Books - Retail Commercial Store 2 sty small D & L INVESTMENTS LLC 1725 MONROE ST MADISON Wi 53711 0
070922318039 1802 MONROE ST Automobile surface parking. Residential Exempt |Vacant CITY OF MADISON -PARKING UTILITY CITY MUNICIPAL BLDG G100 |MADISON Wi 53703 3352
070922318021 1864 MONROE ST Laundering and dry cleaning (self-service). Commercial Store 1 sty sm HIGH POINT PROPERTIESLLC 43 S WATER ST EAST FORT ATKINSON Wi 53538 0
070922323012 1801 MONROE ST Floor coverings - retalil. Commercial [Apartment & store CANDINAS, JOSEPHS 1805 MONROE ST MADISON (w1 53711 2024
070922323020 1809 MONROE ST Dairy products - retail. Commercial Store 1 sty sm SKOMBOURIS, STANLEY 9002 SETTLERSRD MADISON (w1 53717
070922323038 1825 MONROE ST Gifts, novelties and souvenir - retail. Commercial Store 1 sty sm SKOUMBOURIS, STANLEY 9002 SETTLERSRD MADISON Wi 53717 0
070922323179 1831 MONROE ST Liquor - retail Commercial Store 1 sty sm SKOUMBOURIS, STANLEY 9002 SETTLERSRD MADISON Wi 53717 0
070922323161 1835 MONROE ST Antiques - retail Commercial Store 1 sty sm KERWIN, CHRIS N & DANIEL W KERWIN 3219 BAY VIEW LN MCHENRY L 60050 0
070922323046 1843 MONROE ST Children's and infant's wear - retail. Commercial Store 1 sty sm CHRIS N KERWIN & DANIEL W KERWIN LLC 3219 BAY VIEW LN MCHENRY IL 60050
070922323054 1851 MONROE ST Drinking places (alcoholic beverages)or taverns. Commercial Apartment & store MOOKHERJEE, RANA & BONNIE 292 EUREKA ST SAN FRANCISCO |CA 94114 2437
070922322163 1906 MONROE ST Other medical and health services, NEC. Commercial Office medical HELMAN, DOROTHY N 3105 CROSSST MADISON (Wi 53711 1813
070922323062 1859 MONROE ST Eating places or restaurants. Commercial Restaurant MONROE ST VENTURES LLC 120 W GORHAM ST MADISON (Wi 53703 0
070922322171 1902 MONROE ST Large Office Building -Multi Tenant Ci | & office |SHAPIRO, JAMES A % MADISON PROPERTY MGMT 10 N CHARTER ST MADISON Wi 53715 1239
070922323070 1865 MONROE ST Physicians' services. Commercial [Apartment & store [JORDAN, HELEN 1505 WINSLOW LA MADISON (Wi 53711 3822
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AppendixTable A-5

Monroe Street PropertyOwnersContinued

Parcel Number |Address. Land Use Assessor Parcel | Exempt |Assessor Use Owner Name 1 Owner Name 2 Owner Address Owner City owner [Owner  |Owner
Class State  |Zipcode |Zipcode 4
070922322155 | 1910MONROE ST 9-16 units. Commercial Apartment & store |MONROE STREETMANOR LLC 120W GORHAM ST MADISON wi 53703 |0
070922323088 | 1875MONROE ST Drug and proprietary - retail. Commercial Apartment & store |[RXTWO LLC 1875MONROE ST MADISON wi 53711 2024
070922322147 | 1914MONROE ST Large Office Building -Multi_Tenant Commercial Apartment & office  |BEECH LLC % MICHAEL & NORMA BRIGGS _ |1519STORYTOWN RD OREGON wi 53575 |0
070922322139 | 1920MONROE ST Medical clinics - out-patient services. Commercial Office - 1 story OWENS, RICHARD & AMY 1920MONROE ST MADISON wi 53711 [2027
070922326016 | 1901MONROE ST General Retail-Multi_Tenant Commercial Office - 1 story MONROE STREETENTERPRISES  |% HOLMES REALTY 6650 UNIVERSITY AVE MIDDLETON Wi 53562 [3035
070922322121 | 1930MONROE ST Large Office Building -Multi_Tenant Commercial Office 2 sty or Ig. LUEDTKE FAMILY TRUST K & D LUEDTKE, TRUSTEES 6225MINERAL POINT RD C73 |MADISON Wi 53705 |0
070922326024 | 1905MONROE ST Radios and televisions - retail Commercial Office 2 sty or Ig. PUNTILLO, STEVEN & MARY KAY PUNTILLO 1911ROWLEY AVE MADISON Wi 53705 [4127
070922326032 | 1907MONROE ST Veterinarian services. Commercial Apartment & office  |VALENTA, JOSEPH 7530MINERAL POINT RD MADISON Wi 53711 [1795
070922326040 | 1911MONROE ST Eating places orrestaurants. Commercial Shop, 2story sm SMITH REVOCABLE TRUST M M & M K SMITH, TRUSTEES W343 N6325 SBAYVIEW RD |oCONOMOwOC  [wi 53066 |0
070922326058 | 1919MONROE ST Gifts, novelties and souvenir - retail Commercial Store 1 sty sm HERMAN LANDSCAPE SERVICE _|INC PO BOX 45017 MADISON Wi 53744 [5017
070922326066 | 1921MONROE ST Bakeries- retail. Commercial Store 1 sty sm W & EBUYING AND LEASING 43 SWATER STE FORTATKINSON _[wi 53538 [2052
070922322105 | 1934MONROE ST General Retail-Multi_Tenant Commercial Shop, 1story sm LUEDTKE FAMILY TRUST K & D LUEDTKE, TRUSTEES 6225MINERAL POINT RD C73 |MADISON Wi 53705 |0
070922326082 | 1925MONROE ST Eating places orrestaurants. Commercial Store 2 sty small W & EBUYING AND LEASING 43 SWATER STE FORTATKINSON _[wi 53538 |2052
070922326090 | 1929MONROE ST Gifts, novelties and souvenir - retail Commercial Apartment & store | RURAL GRAVURE SERVICEINC 6501MINERAL POINT RD MADISON Wi 53705 [4231
070927200992 | 855 WOODROW ST |Universities and colleges. Residential Exempt | Vacant EDGEWOOD INC 855 WOODROW ST MADISON Wi 53711 [1997
070928102311 | 2410MONROE ST Legitimate_theaters. Residential Exempt | Vacant CITY OF MADISON - CEDU LEASE TO MADISON THEATRE __|PO BOX 2983 MADISON wi 53701 [2983
070928102303 | 2422MONROE ST Gasoline service stations. Commercial Station, 1 bay BUDD, DENNIS F & SHARON E 2422MONROE ST MADISON wi 53711 [1905
070928116205 | 2425MONROE ST Parks- general recreation, playgrounds, playfields or athletic fields | Residential Exempt | Vacant CITY OF MADISON -PARKS- WINGRA PARK & BOAT LIVERY _|CITY MUNICIPAL BLDG #120 |MADISON wi 53703 [3352
070928103179 | 2500MONROE ST Laundering, dry cleaning and dyeing services (except rugs). Commercial Laundry KLINKE MONROE STREETLLC 4518MONONA DR MADISON wi 53716 [1051
070928103161 | 2526 MONROE ST Art_and music schools. Commercial Store 1 sty sm SKOUMBOURIS, STANLEY 9002 SETTLERSRD MADISON wi 53717 |0
070928115017 | 2501MONROE ST Engineering and architectural services. Commercial Shop, 1story sm. ZANDER'S INTERIORS INC 2501MONROE ST MADISON wi 53711 [1906
070928115025 | 2503MONROE ST Furniture - retail Commercial Store 1 sty sm STONE, GARY R& DAVID S 5495 CATFISH CT \WAUNAKEE wi 53597 [9527
070928103153 | 2532MONROE ST General Retail-Multi_Tenant Commercial Store 1 sty sm RIMMERT, FRANK A 642KENSINGTON SQ STOUGHTON wi 53589 |0
070928115033 | 2505MONROE ST Drinking _places (alcoholic beverages)or tavens. Commercial Tavern & apartment _|ZILLEY, PETERC & DIANNE K ZILLEY 7048 APPLEWOOD DR MADISON wi 53719 [4904
070928106206 | 2602MONROE ST Plumbing, heating and air conditioning _services. Commercial Apartment & store _|BUTLER, WILLIAM 2602MONROE ST MADISON wi 53711 [1802
070928106199 | 2606MONROE ST Two family unit. Commercial Apartment & store | SHAPIRO, JAMES % MADISON PROPERTYMGMT 10N CHARTER ST MADISON wi 53715 |0
070928115041 | 2531MONROE ST Dairy products - retail Commercial Restdrive -in w/seat _|ZILLEY, PETER& DIANNE % MICHAELS FROZEN CUSTARD _|407W VERONA AVE VERONA wi 53593 |0
070928106181 | 2620MONROE ST Gasoline service stations. Commercial Station, 2 bay RICE, THOMAS A 2620MONROE ST MADISON wi 53711 [1802
070928115059 | 2607MONROE ST 25-50 units. Commercial Apartment & store | CORCORAN, JAMESM 2702MONROE ST MADISON wi 53711 [0
070928115083 | 2623MONROE ST Liquor - retail. Commercial Shop center neighbor | TWENTIETH CENTURY MARKETS [% THE FIORE COMPANIES 150 E GILMAN ST STE 1600 MADISON wi 53703 [0
070928107197 | 2702MONROE ST Large Office Building -Multi Tenant Commercial Office - 1 story LUEDTKE ET AL, KENNETH 2702MONROE ST MADISON wi 53711 [1804
070928114019 | 2701MONROE ST General Retail-Multi_Tenant Commercial Shop center neighbor | TWENTIETH CENTURY MARKETS [% THE FIORE COMPANIES 150 E GILMAN ST STE 1600 MADISON wi 53703 [0
070928114035 | 2717MONROE ST Undeveloped and unused land area (vacant land). Commercial R-5 vacant JACOBSON, WILLIAM D PO BOX 7204 MADISON wi 53707 [7204
070928226012 | 3200MONROE ST Nursery schools. Residential Exempt | Vacant CITY OF MADISON -PARKS- DUDGEON SCHOOL PARK CITY MUNICIPAL BLDG #120 |MADISON wi 53703 [3352
070928113110 | 2945MONROE ST Dental services. Commercial Apartment & office | SHIMANSKI, GREGG T 1603MONROE ST MADISON Wi 53711 [0
070928224107 | 3402MONROE ST Bed and Breakfast C & rooms_|IMES, JOHN R & CATHIE 3402MONROE ST MADISON Wi 53711 1702
070928224090 | 3414MONROE ST Insurance agents, brokers and services. Commercial Office - 1 story 3414 PARTNERSHIP % RICHARD ANDERSON, ET AL |3414MONROE ST MADISON Wi 53711 1797
070928310097 | 3502MONROE ST Gasoline service stations, Commercial Station, 2 bay. PARMAN JR, CLAYTON L & KEITH A PARMAN 3502MONROE ST MADISON Wi 53711 1703
070928310089 |3510MONROE ST Large Office Building -Multi_Tenant Commercial Apartment & store  |MALLATT, MINNIE &  WILLIAM 802 MIAMI PASS MADISON Wi 53711 2935
Pressing,alteration and garment repair: laundry and dry cleaning

070928310063 | 3514MONROE ST pickup services (only) Commercial Apartment & store | JOHNSON, KENNETH L & RUTH -ANN_JOHNSON 457 OLD INDIAN TRL BLACK EARTH  |wWi 53515 |0
070928310055 | 3526MONROE ST Beauty services Commercial Shop, 1story sm. DAVIES, LAURENCE E 6207 INDIAN MOUND DR MC FARLAND Wi 53558 9418
070928309115 | 3600MONROE ST Gasoline service stations, Commercial Station, 1 bay WRIGHT, STANLEY W 9% WRIGHTS AUTO 124 E BADGER RD MADISON Wi 53713 2705

SourceCity of MadisonPlanning Department2004
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1040 Tax Preparation 1910 Monroe St Madison Wi 537112089 6082553730 1984 Tax Return Preparation, Accountants

A Cut Above Beauty Salon 3526 Monroe St Madison Wi 537111703 608231-1919 200]] Beauty Salon

Acceleration Madison 1501 Monroe St Madison Wi 537112095 6082550111 1997 Health & Fitness Program Consultants

Acupuncture Works 1605Monroe St Madison Wi 537112083 608250-2536 2004 Acupuncture, Medical Technical Services

Adelman Travel Systems 1440 Monroe St Madison Wi 537132051 6082559190 1997 Travel Agencies and Bureuas

Affordable Futons 1709 Monroe St Madison Wi 537112022 6082589888 1997 Furniture Dealers - Retail

Alpine Tailor Shop 3514 Monroe St Madison Wi 537111703 6082334112 1997 Alterations - Clothing, Tailors

American Chiro Assoc-Political 2702 Monroe St Madison |Wi__ |5371%1888 6082312525 199 Chiropractors oc
American Family Insurance 2702Monroe St# 101 Madison Wi 537111896 608-231-2461 199( Insurance

Ancora Coffee 1859 Monroe St Madison Wi 537112024 6082589881 2007| Coffee House

Arbor House 3402Monroe St Madison Wi 537111702 6082382981 198€| Bed & Breakfast

Arneson Tony 3414 Monroe St Madison Wi 537111797 608238-2686 1997 Insurance

Arnett Barb 1619 Monroe St Madison Wi 537112063 6082559330 2004

Associated Bank South Central 1720 Monroe St Madison Wi 537112054 6082592000 2007 ~

Associated Investment Svc 1720 Monroe St Madison Wi 537112054 6082592016 1997 Stock and Bond Brokers

Atelier -Art To Wear 2616 Monroe St Madison Wi 537111802 6082337575 1989 Women's Apparel - Retail

Barrique's Wine Cave 1831 Monroe St Madison Wi 537112024 6082849463 1989 Wines, Liquor - Retail

Beaded Cottage Gallery 1803 Monroe St Madison Wi 537112024 608-257-2710 2004 Art Galleries & Dealers

Berry Creative Group 1650 Monroe St Madison |WI__|5371%2045 | 6082501996 1997 Advertising - Agencies & Counselors | -
Better Way Marriage & Family 1619 Monroe St Madison Wi 537112063 6082559330 200] Marriage & Family Counselors

Better Way Marriage & Family 1906 Monroe St Madison Wi 537112027 608-256-6205 1999 Marri i

Bill Paul Ltd Studio 1904 Monroe St Madison Wi 537112027 608-280-0653 1997

Bluephies 2701 Monroe St# 700 Madison Wi 537111868 608-231-3663 1994 Restaurants

Borokhim Oriental Rugs & Antgs 1801 Monroe St Madison Wi 537112024 608-257-2222 1984 Carpet and Rug Dealers, Oriental Goods

Budd's Auto Repair 2422 Monroe St Madison Wi 537111905 6082381414 1984 Auto

Burkhalter Travel 1935Monroe St Madison Wi 537112026 6082552774 1997 Cruises

Calabash Gifts 2608 Monroe St Madison Wi 537111802 6082332640 199¢ Gift Shops

Camp Randall Stadium 1440 Monroe St Madison |WI__|5371£2051 | 6082621866 ieed saaums
Capital City Comics 1910 Monroe St Madison Wi 537112089 608251-8445 1984 Comic Books

Care Net Pregnancy Ctr 1605Monroe St# A Madison Wi 537112083 608259-1605 199) Human Services Organizations, Abortion Alternatives, Clinics, Crisis Intervention
Caryer-Ryan Interiors Ltd 1934 Monroe St Madison Wi 537112027 6082840600 1997 Interior Decorators, Draperies & Curtains

Central Billing 2702 Monroe St# B Madison |WI__ |5371%1897  |608231-9152 200 Chiropractors oc
Chris Kerwin Antiques & Intrs 1843 Monroe St Madison Wi 537112024 6082567363 1984 Interior Decorators, Antiques - Dealers, Office Remodeling

Christian Science 1821 Monroe St Madison Wi 537112024 608256:6002 2007 Churches

Corcoran Appraisals 2702Monroe St# 15 Madison Wi 537131897 6082334440 1994 Real Estate Appraisers

Dardanelles 1851 Monroe St Madison Wi 537132024 608-256-8804 1997 Restaurants

DE Graff Frances 1906 Monroe St Madison Wi 537112027 608-256-6205 1984 Marriage & Family Counselors

Dental Designs 1914 Monroe St Madison Wi 537132057 608-837-6061 199¢| Laboratories - Dental

Devett Fred 1619 Monroe St Madison Wi 537112063 6082559330 199¢ Marriage & Family Counselors

Dewitt_StephenR DC 2702 Monroe St Madison |WI__ |5371%1888  |608231-3370 199( Chiropractors bC — -
Dittmann Douglas A 3414 Monroe St Madison Wi 5371%1797 6082382686 1997 Insurance

Dittmann StevenJ 3414 Monroe St Madison Wi 537131797 6082382686 1997 Insurance

Dr Micheal C Fiore Ofc 1930 Monroe St Madison  |WI__ |5371£2050 | 6082628673 2009 Physicians & surgeons
Ducks in A" Row 1914 Monroe St Madison Wi 537112057 6082493321 199¢ Organizing Services, Business Management Consultants, Psychologists

Eastin Cristine P PhD 1906 Monroe St Madison Wi 537112027 608-256-6205 200] Marriage & Family Counselors

Edgewood High School 2219 Monroe St Madison |WI__ |5371%1999 | 6082571023 1%84schoos
Empire Photography Inc 1911 Monroe St Madison Wi 537112026 608-257-2941 199(] Photographers - Portrait

Events of the Heart 1725Monroe St Madison Wi 537112022 6082748285 200 Wedding Supplies & Services

Fannie's Hair Design 1627 Monroe St Madison wi 537112021 608-257-2672 1984 Beauty Salon
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Fiore Michael C MD 1930 Monroe St Madison Wi 537112059 6082628673 2003 Physicians & Surgeons

Flesch Construciton Inc 2945 Monroe St Madison Wi 537111807 6082389588 2002 General Contractors

Flower Shop 1725Monroe St Madison Wi 537132023 6082554414 1984 Florists - Retail

Frederick T Elder & Assoc 1501 Monroe St Madison Wi 537112095 608257-6661 1984 Engineers - Professional

Fritz & Assoc 3526 Monroe St Madison Wi 537121703 608231-1919 1984 Beauty Salons, Cosmetics & Perfumes - Retail

Frugal Muse 1863 Monroe St Madison Wi 537112024 608310-9708 20074 SecondHand Stores

Fruit of Earth Juice CO 1719 Monroe St Madison Wi 537132022 6082947500 200 Restaurants

Grace Chosy Gallery 1825 Monroe St Madison Wi 537112024 6082596404 1984 Art Galleries & Dealers, Picture Frames - Dealers

Gregg Schimanski Realty Inc 1603 Monroe St Madison |WI__ |5371£2021 | 6082321800 2001 Real EState —
Gridiron Bar & Restaurant 1509 Monroe St Madison Wi 537112020 608256-3811 1984 Restaurants, Night Clubs

Gulliver's Travels Inc 1605Monroe St# B Madison WI 537122077 608256-4444 1984 Travel Agencies and Bureuas

Hale Wood's Edge Sharon 1920 Monroe St Madison Wi 537132027 6082834199 1999 Psychologists

Handled With Care 1914 Monroe St Madison Wi 537132057 608-251-7766 199¢ Massage Therapists

Heitzinger & Assoc Inc 1619 Monroe St Madison Wi 537112063 6082554419 199] Employee Assistance Programs

Helman Dorothy N 1906 Monroe St Madison Wi 537112027 608-256-6205 1999 Marriage & Family Counselors, Social Workers

Hoeft Brett D DC 2702 Monroe St Madison Wi 537111888 608-231-3370 2007 Chiropractors DC

Indigo Moon 1809 Monroe St Madison Wi 537112024 6082579477 1994 Women's Apparel - Retail

Integral Psychology Ctr 1619 Monroe St Madison Wi 537112063 6082559330 1984 Mental Health Services, Psychologists, Marriage & Family Counseling
TShatova Ciel 1619 Monroe St Madison |WI _ |537122063 | 6082559330 2000 Marriage & Family Counsefng
Ishatova Ciel 1906 Monroe St Madison Wi 537132027 608-256:6205 199( Marriage & Family Counseling

JLamore 2701Monroe St# 230 Madison Wi 537111868 6082382119 200 Women's Apparel - Retail

JMichael Real Estate 2702Monroe St# 15 Madison Wi 537111897 6082334440 1993 Apartments

John Roach Projects Inc 1501 Monroe St Madison Wi 537112095 6082590600 1997 Video Production & Taping Service

JorgensenDon A 1906 Monroe St Madison Wi 537112027 608-256:6205 199¢ Psychologists, Marriage & Family Counseling

Katy's American Indian Arts 1817 Monroe St Madison Wi 537112024 608251-5451 1984 Indian Goods, JewelersRetalil

Kenneth FerencekLighting Dsgn 2102 Monroe St Madison Wi 537111966 6082552716 1997 Video Production & Taping Service

Klinke Cleaners 2502 Monroe St Madison Wi 537131907 6082335099 1984 Cleaners

Knitting Tree 2614 Monroe St Madison Wi 537111802 6082380121 1984 Yarn - Retail, Craft Supplies

Krantz Randal J 3414 Monroe St Madison Wi 537131797 6082382686 1997 Insurance

Laurel Tavern 2505 Monroe St Madison Wi 537131906 6082331043 1984 Bars

Tife Is Good 1835 Monroe St Madison |WI |537122024 | 6082504663 2007 Apparel & Garments - Retail -
Luedtke -Storm-Mackey Chiro 2702 Monroe St Madison Wi 537111888 608-231-3370 1989 Chiropractors DC

Madison Aquatic Club 2219 Monroe St Madison Wi 537111901 608-257-4823 1984 Clubs

Madison Fire Dept Credit Union 1437 Monroe St Madison Wi 537112018 6082664952 199( Credit Unions

Madison Health Food Store 1717 Monroe St Madison Wi 537112096 6082557130 1984 Vitamins, Health & Diet Foods - Retail

Madison Ministries Inc 1605 Monroe St Madison Wi 537112083 6082572570 200( Religious Organizations

Madison Reading & Learning Ctr 2702Monroe St# D Madison Wi 537131897 6082387323 1999 Tutoring, Reading Improvement Instruction

Madison Theatre Guild Inc 2410 Monroe St Madison Wi 537131905 6082389322 19871 Theatres - Li

Mahiberg Arden PhD 1619 Monroe St Madison |WI_ |537122063 | 6082559330 1999 Psychologists, Marriage & Family Counseling
Mallatt Pharmacy Inc 3506 Monroe St Madison Wi 537121799 6082383106 1984 Pharmacies, Arts & Crafts Markets

Maloney Barbara D 1619 Monroe St Madison Wi 537112063 6082559330 1984 Marriage & Family Counseling, Arbitration Services

Maurie's Candies 1637 Monroe St Madison Wi 537122021 6082559092 1994 Candy - Retail, Wholesale, Manufactor

Mc Kay Nursery CO 1919 Monroe St Madison Wi 537112026 6082556672 2003 Nurserymen

Media Strategy Group 1914 Monroe St Madison Wi 537132057 608256-4540 1997 Public Relations Counselor

Michael's Frozen Custard 2531 Monroe St Madison Wi 537131906 608-231-3500 1987 Ice Cream Parlors, Restaurants

Mickies Dairy Bar 1511 Monroe St Madison Wi 537132020 6082569476 198¢ Restaurants

Milward Farrell  Fine Art 2701 Monroe St# 200 Madison WI 537111868 608238-6501 1999 Art Galleries & Dealers, Gift Shops

Minor Procedures Clinic 1920 Monroe St Madison Wi 537132027 608-251-6060 1984 Physicians & Surgeons

Mitchell's Vineyard & Berry 1931 Monroe St Madison Wi 537112026 608-257-0099 2001} Vineyards
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Monroe Street Fine Arts Ctr 2526 Monroe St Madison Wi 537131907 6082321510 1999 Music Instruction

Monroe Street Framing 1901 Monroe St Madison Wi 537112098 608-2557330 1989 Picture Frames - Dealers

Monroe StreetLaundromat 1856 Monroe St Madison Wi 537112025 608-251-9800 1984 Laundries - Self-Service

Monroe StreetLibrary 1705 Monroe St Madison Wi 537112022 608-266-6390 1984 Libraries - Public

Monroe Street ShoeRepair 2612 Monroe St Madison Wi 537111802 6082383171 1993 Shoe& Boot Repairing, Shoes- Retall

National W Club Concessions 1440 Monroe St Madison Wi 537132051 6082627717 1993 Concessionaries, Non-Profit Organfigtibns

Neckerman Agency 3414 Monroe St Madison Wi 5371%1797 6082382686 1984 Insurance

Neuhauser Pharmacies 1875Monroe St Madison Wi 537112024 608-256-8712 1984 Pharmacies, Photo Finishing - Retail, Facsimile Transmission Services
New Morning Nursery Inc 3200 Monroe St Madison |WI __|5371£1870  |6082330433 1984 Schools- Nursery & Kindergarden, Childcare, Non-Profit
New Orleans Take Out 1517 Monroe St Madison Wi 537112020 608-280-8000 200 Foods - Carryout

Odyssey Salon 2623 Monroe St Madison Wi 537111869 6082180144 2001| Beauty Salons

Orange Tree Imports 1721 Monroe St Madison Wi 537132090 6082558211 1984 Gift Shops, Utensils, Gourmet Shops, Housewares - Retalil

Owens Richard MD 1920 Monroe St Madison Wi 537132027 608-251-6060 1984 Physicians & Surgeons

Paradyme Productions 3606 Monroe St Madison Wi 537111704 608-270-9559 2004 Recording Studios

Paragon Video & Stereo 1905 Monroe St Madison |WI _ |537122026 | 6082516121 198d Television & Radio Dealers -
Parman's Service Station 3502 Monroe St Madison Wi 5371%1703 6082338912 1984 Auto

Pasqual's At Onroe 2534 Monroe St Madison Wi 537111907 6082384419 1989 Restaurants

Percy's Service Station 3600 Monroe St Madison Wi 5371%1704 608-231-3304 1987 Auto

Personal Sage 2502 Monroe St# 110 Madison Wi 537111907 6082364815 200)] CAD Systems & Services

Personalsage 2702 Monroe St Madison Wi 537111888 6082339840 2004 Computer Training

Petcare Clinics 1907 Monroe St Madison Wi 537112026 608-257-7688 1997 Veterinarians, Pet Washing & Grooming

Police & Security 1429 Monroe St Madison Wi 537112018 6082622957 1999 Stock and Bond Brokers

Pooh Corner Bookstore 1843 Monroe St Madison Wi 537112024 608-256-0558 2001| Book Dealers - Retail

Relish Del 1923 Monroe St Madison |[WI_ |5371%2026  |6082558500 2000 Restaurants — — — -
Restaino Bunbury & Assoc 2945 Monroe St Madison  |WI __|537121807  |6082327777 1997 Real Estate, Real Estate Appraisers
Rice'sFll'Em & FiXEm 2620 Monroe St Madison Wi 537111802 608-2336620 1984 Auto

SachtjenK R DDS 1603 Monroe St Madison Wi 537112021 608-257-2626 199]] Dentists

Salon Sundari Inc 1719 Monroe St Madison Wi 537112022 6082558684 200( Beauty Salons

Schmiedicke Joseph 1605 Monroe St Madison Wi 537112083 6082947910 2001f Educational Consultants

SeedSaversGarden Store 1919 Monroe St Madison Wi 537112026 608280-8149 1999 Garden Centers, Gift Shops

Sepp Sport Inc 1805 Monroe St Madison Wi 537132024 608-257-7956 1984 Tennis Equipment, Sporting Goods - Retall

ShoeGallery 2701 Monroe St# 240 Madison Wi 537111868 608-238-0806 1997 Shoes- Retail

Side Pocket Productions 1605 Monroe St# 101 Madison |WI__ |5371%£2052 | 6082681068 2001 Video Production & Taping Service, Wedding Supplies & Services
SiegerArchitects Inc 1501 Monroe St Madison Wi 537132095 6082836100 199( Architects

Smith Laurie S PhD 1906 Monroe St Madison Wi 537112027 6082566205 1994 Psychologists, Marriage & Family Counseling

Smoking Cessation& Prevention 1930 Monroe St Madison Wi 537132059 608-263-0573 2007 Clinics, Smokers Information & Treatment Center

Society For the Study of Repro 1619 Monroe St Madison Wi 537112063 6082562777 1993 Non-Profit Organizations

Spanish Language Institute 1605 Monroe St Madison Wi 537112083 608256-6007 1991 Language Schools

Spilerman Rachel PhD 1906 Monroe St Madison |WI__ |5371£2027 | 6082566205 1984 Psychologists, Marriage & Family Counseling

Stadium Bar 1419 Monroe St Madison [WI 537152018 |6082562544 48as -
Stadium Barbers 1515Monroe St Madison Wi 537132060 6082551588 1984 Barbers

Storm Harvey T DC 2702 Monroe St Madison Wi 537111888 608-231-3370 2004 Chiropractors DC

Strictly Discs 1900 Monroe St Madison Wi 537112027 6082591991 1994 Record Tapes and Comapct Discs - Retail

Studio You 2701 Monroe St# 245 Madison |WI __ |5371£1863 | 6082312505 1997 Ceramic Products - Decorative, Potery
Sweetnam Michael N PhD 1906 Monroe St Madison Wi 537132027 608-256-6205 1989 Psychologists, Marriage & Family Counseling

Theta Tau Fraternity 1633 Monroe St Madison Wi 537132021 6082566752 1994 Clubs

Tile Art 2701 Monroe St# 240 Madison Wi 537111868 608-255-8453 2001 Tile - Ceramic - Contractors & Dealers, Bathroom Fixtures

Twiggs 1839 Monroe St Madison |WI__|5371%2024 | 6082554363 2007 Boutique Items - Retail

University of Wisconsin Cu 1433 Monroe St Madison Wi 537112018 608-2325000 1994 Credit Unions
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Unson Delia O PhD 1619 Monroe St Madison Wi 537112063 6082559330 199¢ Psychologists, Marriage & Family Counseling
Urban Pizza CO 1501 Monroe St Madison Wi 537112095 6082504797 1994 Pizza

Utility Reduction Specialists 1605Monroe St# 110 Madison Wi 537112052 608-2589660 1999 Energy Conservation and Management Consultation
Utoypia 2623Monroe St# 100 Madison Wi 537111869 6082189213 200q Toys - Retail

Vandermause Dennis 1605Monroe St Madison Wi 537132083 608251-6120 2004 Social Workers

Very Special Art Ctr 3200Monroe St Madison Wi 537111870 6082369681 1999 Art Instruction & Schools

Victor Allen's Coffee & Tea 2623Monroe St Madison Wi 537111869 608-231-0622 1999 Coffee Shops —

Vintage Door 2503 Monroe St Madison Wi 537111906 608-231-0040 1999 Furniture Dealers - Retail

W F Butler Plumbing Inc 2602Monroe St Madison Wi 537111802 6082331608 1984 Plumbing Contractors

Walter's Swim & Sun 1639Monroe St Madison  |WI 537122021 608-256-7946 1984 Sswimwear and Accessories- Retall

Warner Debra PhD 1906 Monroe St Madison Wi 537132027 608256-6205 1999 Psychologists, Marriage & Family Counseling
Whelan Meredith 1619Monroe St Madison  |WI 537112063 6082559330 1994 Marriage & Family Counseling

Wild Child 1813 Monroe St Madison Wi 537112024 608-251-6445 1984 Childrens & Infants Wear - Retail, Baby Accessories
Wild Grains Bakery 2623Monroe St# 130 Madison  |WI 537111869 6082321597 200( Bakers - Retail

Wine & Hop Shop 1931 Monroe St Madison  |WI 537112026 608-257-0099 198g Beer,Wine - Homebrewing Equipment and Supplies
Wingra Schoolinc 3200Monroe St# 3 Madison  |WI 537111895 6082382525 1984 Non-Profit Organizations, Schools

Wingra Wine Shop 2623Monroe St# 140 Madison Wi 537111869 608-231-0404 1989 Wines - Retail

Wisconsin Active Sportswear 1501 Monroe St Madison Wi 537112095 608-251-2510 200 Sportswear - Retail

Wisconsin Institute 1906 Monroe St Madison Wi 537112027 608-256-6205 1984 Clinics, Mental Health Services, Psychologists, Marriage & Family Counseling
Wisconsin Tv 1440Monroe St Madison Wi 537132051 6082609725 2007 Television & Radio Dealers

Women in Higher Education 1934 Monroe St Madison Wi 537112027 608-251-3232 1997 Publishers - Periodical

Youth Towne 2701 Monroe St# 240 Madison Wi 537111868 608-233-1601 200q Childrens & Infants Wear - Retail, Baby

Zander's Interiors 2501 Monroe St Madison Wi 537111906 608-231-1983 1989 Interior Decorators, Draperies & Curtains

Source:City of Madsion Planning Department,2004
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