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'lease answer questions in space provided. Applicants should feel free to usc photocopies of the application forms if needed. If possible, 

answers to all questions should be typed or written directly on the forms. If the forms arc not used and answers arc typed on a separate page, 
each answer must be preceded by the question to which it responds, and the length of each answer should be limited to the area provided 
on the original form. 

Project Name Troy Gardens Location 600 Troy Drive, Madison, WI 

Owner Madison Area Community Land Trust (MACLT) 

Pro ject usc(s) urban open space, community gardens, CSA farm, restored natural areas, mixed-income housing 

Project Size 31 acres Total Development Cost $5.67 million 

Annua l Operating Budget (if appropriate) n/a 

Date Initiated 1995 Percent Completed by December 1, 2008 1 00% 

Pro ject Completion Date (if appropriate) n/a 

Attach, if you wish, a list of relevant project dates 

Application submitted by: 

arne Bob Gragson and Greg Rosenberg Title Executive Directors (Co-Applicants) 

Organization Co-Applicants: Community GroundWorks and Madison Area Community Land Trust (MACLT) 

Address 305 S. Paterson St. (MACLT) City/State/Zip Madison, WI 53703 

Telephone ( 608 ) 280-0131 Fax ( 608 ) 442-5928 

-mail greg@affordablehome.org Weekend Contact umber (for notification): 608-347-5687 

Key Part icipants (Attach an additional sheet if needed) 

Organiza tion Key Participant Tclcphon<Yc-mail 

Public Agencies City of Madison Mayor Dave Cieslewicz 608-266-4611 /mayor@cityofmadison.com 

Architect/Designer Glueck Architects Jim Glueck 608-251 -2551 /glueckarch@sbcglobal.net 

Developer Madison Area Community Land Trust Greg Rosenberg co-applicant - see above 

Professional Consultant Center for Resilient Cities Marcia Caton Campbell 414-289-7799/mcatoncampbell@gmail.eom 

Community Group Northside Planning Council Tim Carlisle 608-661-0060/tim@ northsideplanningcounci l.org 

Other 

Please indicate how you learned of the Rudy Bruner Award for Urban Excellence. (Check all that apply). 
_ Direct Mailing _Magazine Advertisement Previous RBA entrant _Other (please specify) 

Professional Newsletter Previous Selection Committee member 
Organization _ Magazine Calendar ~ Onl ine Notice 

Bruner/Loeb Forum 
ne undersigned grants the Bruner Foundation permission to usc, reproduce, or make available for reproduction or usc by others, and to 

,,ost on the Bruner Foundation web sites, the materials submitted. TI1c applicant warrants that the applicant has full power and authority to 

:::,::~:c •ppUZj''~'"d to 8""' thc.c ,;gh" '"d pcrm;,.;o"'. 5iK _ 



PROJECT DATA(cont) 
MACL T and Community GroundWorks 

Additional Key Participants 

Professional Consultant: 

Ziegler Design Associates Steven Ziegler 

608-831-9071 I steve@zieglerdesignassociates.com 

Community Representative: 

Community GroundWorks Marge Pitts 

608-770-4344 I margepitts@sbcglobal.net 
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ABSTRACT 
Please answer questions in space provided. Applicants should feel free to usc photocopies of the application forms if needed. If possible, 
answers to all questions should be typed or written directly on the forms. If the forms are not used and answers are typed on a separate page, 
each answer must be preceded by the question to which it responds, and the length of each answer should be limited to the area provided 
on the original form. 

Project Name Troy Gardens 

Address 600 Troy Drive City/State/ZIP Madison WI 53704 

1. Give a brief overview of the project, including major project goals. 
Troy Gardens is an innovative 3l~acre urban land use project in the City of Madison, Wisconsin which includes 
community gardens, a large children's garden, an organic Community Supported Agriculture (CSA) farm, restored 
natural areas including maple woodlands and a tallgrass prairie, and a 30-unit green-built affordable co-housing 
community. The key feature of Troy Gardens is the integration of several elements- mixed-income housing, urban 
agriculture, native landscape - on one plot of land within the city limits. 

Twenty-six acres of open space at Troy Gardens are permanently protected by a conservation easement Community 
GroundWorks (formerly Friends of Troy Gardens) serves as the steward for these open spaces, managing the fann and 
community gardens, restoring the prairie and wildlife habitat, and conducting education programs focused on 
conservation and sustainable agriculture practices. 

Madison Area Community Land Trust (MACLT) served as master developer for the entire project, and as housing 
developer for the 5-acre housing parcel. Troy Gardens now boasts a mixed-income housing development of30 units, 
20 of which were priced substantially below market for sale to low-to-moderate income households (average 
homebuyer income was 65% of county median). The remaining ten units were sold at market-rates to buyers who 
exceeded the income restrictions. 

Originally state land that was used by neighbors for community gardening, dog-walking and bird watching, this 31-acre 
plot of land was slated for development in 1995. Alarmed by the prospect of losing this valuable resource, neighbors 
and community groups joined together to form a coalition to save the land and develop what is now known as Troy 
Gardens. Over a 12-year community planning period, the community's vision evolved to include the following major 
goals: 
)- Permanently protecting natural areas that are open to all; 
» Managing community gardens and an organic CSA farm to provide a source of healthy and affordable food; 
» Teaching young people about conservation and sustainable agriculture; 
)- Providing mixed-income owner-occupied housing; 
)> Safeguarding access for all, regardless of age, income or physical ability. 

A combination of relationship building, neighborhood-based planning, strong community organizing, and the 
wiilingness of outside collaborators to participate (but not dominate) in the planning process has resulted in an 
extraordinary learning and living community. Today, the community's vision for the parcel of land has been fulfilled, 
and we believe that Troy Gardens can be a model for other urban communities. 

2. Why does the project merit the Rudy Bruner Award for Urban Excellence? 
Troy Gardens is a replicable example of successful urban design, incorporating an unusua11y wide variety of land uses. 
The neighborhood-based planning process employed at Troy Gardens is a superb model of what can be done when a 
large group of collaborators comes together to work with a neighborhood to help it achieve (and even surpass) its hopes 
and dreams. Community organizing and relationship building were central to the development of this project. 
Troy Gardens also: 
> is unique in the United States for combining conservation, agriculture and mixed-income greenbuilt housing in 

one place- and within a city. 
» addresses a variety of urban issues including food security, urban agriculture, restored natural areas, healthy 

communities, and the connection of city dwellers to the natural world. 
> promotes social justice through food security and showcases effective envirorunental impact through community

based restoration projects. Our educational programs and outreach activities provide learning opportunities for all 
ages and levels of experience and include beekeeping classes and internships. 

The mixed-income, green-built housing development at Troy Gardens recently received the Livable Communities 
Award from AARP and National Association of Home Builders, and the Home Depot Foundation's Award of 
·Excellence for Affordable Housing Built Responsibly. 

MACLT has developed a case study to educate other developers and communities about green affordable housing on 
our website www.troygardens.net with the support of the Lincoln Institute of Land Policy. Its purpose is to help others 
to replicate the successes of Troy Gardens. 

Troy Gardens demonstrates that small organizations and communities can do ambitious, innovative, and influential 
projects- if they have the tenacity to see it through and the blessing of equally committed partner organizations. 
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PROJECT DESCRIPTION 
Please answer questions in space provided. Applicants should feel free to use photocopies of the application forms if needed. If possible, 
answers to all questions should be typed or written directly on the forms. If the forms are not used and answers are typed on a separate page, 
each answer must be preceded by the question to which it responds, and the length of each answer should be limited to the area provided 
on the original form. 

I. Describe underlying values and goals of project. Wha~ if any, significant trade-offs were required to 
implement the project? 

The original goal of the Troy Gardens project was to save 31 acres of urban open space from development, then 
utilize and maintain that parcel of land for the overall health of the community. The Troy Gardens Coalition 
promoted community-bas"ed decision-making, participation, and leadership by a wide diversity ofpeopl"e. As the 
Coalition evolved and became Community GroundWorks, our goals for the open space were refined to: 

a. Develop and steward the land in a sustainable manner. 
b. Increase food security for residents of Madison's Northside. 
c. Develop educational programs on nature, gardeiling, nutrition and the environment. 
d. Engage numerous community organizations and educational institutions in creating a "learning community" 

around the land. 
e. Create an aesthetically pleasing, accessible, natural areas resource that will be available in perpetuity for 

widespread community use. 
The community-based planning process also adopted four major goals for the housing development at Troy Gardens:· 

a. Maximizing Community Involvement in the Decision-Making Process: All major decisions abOut Troy 
Gardens and its uses were made by members of the local community. 

b. Minimizing the Impact of Cars: Roadways are limited to the eastern and southeastern edges of the site. Easy 
access to public transportation (bus stop right in front) and being within biking distance of downtown means 
that many users of Troy Gardens have only one car per household. 

c. Maximizing Accessibility: Troy Gardens is a walkable community, where pedestrians come first and cars 
come second. There are miles of walkways at Troy Gardens, both paved and unpaved. All primary pathways 
are accessible (including a connector to the bus stop). All residential units, whether lor 2-story, are "livable" 
for a person who uses a wheelchair. 

d. Fostering a Sense of Community: All homes are grouped around two central courtyards, orienting all front 
doors/porches toward the other homes (and away from cars). Safety is best accomplished by having a tight-knit 
community. The emphasis on community-building, clustering buildings around central courtyards, and the 
wide range of ages (newborns to age 70) means that community members watch out for each other at all times. 

Challenges and Trade-Offs 
Several trade-offs were made in order to successfully implement Troy Gardens. The first major trade-off was including 
housing as part of the project Once the plan grew to include the 5-acre housing development, the project gained 
momentum and garnered major support from the City of Madison. Another significant trade-off was time-a 
commitment to a neighborhood-based community planning process considerably extended the development period for 
this project, adding to overall costs. However, it is clear that this process resulted in a far superior project. Other trade
offs include: 

Housing Densitv: the five-acre housing site could easily have accommodated more than 30 homes, which would 
have increased project revenue. However, the community planning process resulted in an agreement to limit the 
density to a maximum of30 homes. 
Building Green and Affordable: In order to build the homes as "green" as possible while still keeping 20 of the 30 
homes affordable to buyers at 65% of county median income, MACLT made several trade-offs. For example, 
rather than install solar panels in all homes, we chose instead to make all homes .. solar-ready" with appropriate 
plumbing and electricity installed so that homebuyers could install solar panels at their own expense if they chose. 
In addition, we provided an extensive Green Upgrade Package that allowed buyers to choose which green features 
they wanted and could afford. 

2. How has the project impacted the local community? 
Troy Gardens is a major food source for the Northside of Madison through our CSA farm and provides food security 

for nearly 200 families through our community gardens program. Our natural areas restoration project provides 
learning opportunities for a wide variety of community residents, including patients at the nearby mental health 
institute, adjudicated youth, University of Wisconsin faculty and students. Our award-winning Kids' Gardening 
Program teaches over 700 children per year how to grow their own food. 

Troy Gardens has also expanded local government understanding and perspectives around sustainable development 
that incorporates urban agriculture elements. Finally, the project has changed notions of what affordable housing can 
and should look like -as good or better than market rate housing. 

Troy Gardens is an inspiration for people in Madison and around the United States In a video made by the Home 
Depot Foundation when they awarded Troy Gardens First Prize for Affordable Housing Built Responsibly, Madison 
Mayor Dave Cieslewicz said, "Troy Gardens is really an important project to Madison. So many progressive ideas are 
there in a relatively small space- and it's all right there in the city. It's a national model- people from around the 
county come here to study Troy Gardens and talk to the people who made it happen- and maybe take some ofthose 
good ideas back to their home towns." 



_ PROJECT DESCRIPTION (coNr'o) 

3. Describe key elements of development process, including community participation. 
In October 1995, the state of Wisconsin announced it would sell a 31-acre parcel within the city limits of Madison. 

Area residents had been gardening on part of this site for many years, with the rest of the land used for bird watching, 
walking their dogs, and enjoying fresh air. Alarmed at the prospect of losing this valuable resource, concerned 
gardeners and neighbors banded together to save this neighborhood treasure. They invited representatives from the 
neighborhood planning council, the University of Wisconsin, and MACLT and formed the Troy Gardens Coalition. 
After several years of community meetings, the Coalition developed an innovative proposal for integrated land use that 
combined housing with open space and agricultural uses, and which, most importantly, reflected the desires of the 
surrounding neighborhood. 

In 2001 MACLT purchased the property from the State of Wisconsin (thus becoming master developer), leased 
26 acres to Community GroundWorks (the long-term steward of the natural areas), and reserved five acres for a 
mixed-income housing community. 

Between 1995 and 2006, numerous charrettes were held to invite neighborhood participation and community 
decision making for Troy Gardens. These charrettes focused on both the overall site plan for Troy Gardens to 
determine land uses; and the housing site at Troy Gardens to adopt goals for density and green building. 

The long community planning process - guided by democratic values and novel collaborations -resulted in a 1998 
master development plan that successfUlly combined the conservancy, urban agriculture, affordable housing, and 
green building objectives of the neighbors, community gardeners, prospective homeowners, easement holders, City of, 
Madison and the State of Wisconsin. The dynamic partnership between the award co-applicants (MACLT and 
Community GroundWorks) lras resulted in full implementation of that 1998 plan. 

4. Describe financing; include all funding sources and square foot costs. 

Residential homes construction cost per square foot= $86 
Funding Sources (please see www.troygardens.net for additional detail): 

Housing and Urban Development (deferred loan)~ 
Grants & Donations= 
MACLT Equity Investment~ 

• Miscellaneous Sources (rebates, interest income, etc)= 
• Sales Income from sale of residential units = 

Total Sources of Funds= 

$748,350.00 
$88,570.00 

$140,000.00 
$21,930.00 

$4,672,433.00 
$5,671,283.00 

5. Is the project unique and/or does it address significant urban issues? Is the model adaptable to other 
urban settings? 

Uniqueness: The integration of the main elements of Troy Gardens-community gardens, a farm, restored natural 
areas and cohousing-all in an urban environment-is unique. According to our academic partners, there is no 
comparable development that incorporates all of these elements in the United States (although developments with many 
of the same elements exist, that housing is market rate and the communities are intentional and exclusive). 

Troy Gardens addresses several urban issues: the availability of wholesome and organic food to all residents in our 
community and public health issues such as childhood obesity and proper nutrition in children. In addition, Troy 
Gardens provides permanently affordable housing that is durable. livable. energy efficient. and. set in a healthy 
environment, with easy access to public transportation, and within walking or biking distance of an elementary school, 
grocery and hardware stores, public library, and restaurants. 

Adaptability: Although Troy Gardens incorporates an unusually wide variety of land uses. we believe it is a 
replicable example of successful urban design. Troy Gardens has expanded the concept of what is possible in 
community-based planning and development. For example, urban agriculture has become an accepted part ofnre 
developments, partly because Troy Gardens was one of the earliest examples of how to integrate urban agriculture into 
the urban setting of a medium-sized city. 

With funding from the Lincoln Institute for Land Policy, MACLT created an interactive website and companion 
online course (www'.troygardens.ilet) about Troy Gardens that provides development budget, legal documents, 
construction specifications, photos and a developer's blog. Its purpose is to provide communities and potential future 
developers with "lessons learned" from this project, in an effort to promote replication of similar efforts. The website 
also provides local residents, project team and gre3.ter community a complete resource to demonstrate successes of the 
Troy Gardens project. 
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PUBLIC AGENCY PERSPECTIVE 
1lease answer questions in space provided. Applicants should feel free to usc photocopies of the application forms if needed. If possible, 

answers to all questions should be typed or written directly on the forms. If the forms are not used and answers are typed on a separate 
page, each answer must be preceded by the question to which it responds, and the length of each answer should be limited to the area 
provided on the original form. · 

This sheet is to be filled out by staff representative(s) of public agency(ies) who were directly involved in the financin& design review, or 
public approvals that affected this project. 

Name Dave Cieslewicz Title Mayor 

Organization City of Madison Telephone ( 608 ) 266-4611 

Address 21 0 MLK Jr Blvd City/State/ZIP Madison WI 53703 

Fax ( 608 )267-8671 E-mail mayor@cityofmadison.com 
The undersigned grants the Bruner Foundation permission to use, reproduce, or make available for reproduction or use by others, for 
any purpose whatsoever, the rna · Is sub ·ued. The applicant warrants that the applicant has full power and authority to submit the 
application and all ater" Is to grant these rights and permissions. 

1. What role did your a he develop t of this project? Describe any requirements made of this project by your agency 
(e.g., zoning, public participation, public bene 1 s, u act statements). 

Since 1991, MACLT has been working collaboratively within the City of Madison and to bring affordable 
homeownership options to low- and moderate-income homebuyers in Dane County. Our Community Development 
Block Grant (CDBG) office has been a strong partner with MACLT by providing financing (primarily in the form of long
term deferred payment loans) and regulatory support. 

Most recently, Madison's CDBG office was a lender for MACLT's Troy Gardens' project, providing both short-term 
construction funds and permanent financing. The City of Madison made permanent investments in 31 acres of 
protected land and twenty units of affordable housing at Troy Gardens. Although it was not a city requirement, we were 
impressed with the efforts by all those involved to make this a community-driven project. 

The City of Madison required that, as developer of the project, MACLT file a Planned Unit Development (PUD) that 
described in detail the various land uses intended at Troy Gardens, including urban agriculture, education, housing, and 
open space preservation. This complex process required that extensive community negotiations be condensed into a 
well thought out plan that responded to the goals and objectives of multiple parties. The PUD submitted by MACLT on 
behalf of Troy Gardens balanced the agricultural, residential, programmatic and recreational land uses in an innovative 
way. The Common Council of Madison approved the PUD for Troy Gardens in 2005. 

2. How was this project intended to benefit your city? What trade-offs and compromises were required to implement the project? How 
did your agency participate in making them? 

Troy Gardens demonstrates The Natural Step Sustainability Framework in action. The Natural Step is a commitment 
to sustainability practices adopted by the City of Madison in 2005. Madison is proud to be one of the first cities in the 
U.S. to adopt this approach to developing ecologically, economically, and socially healthy communities- and even 
prouder to have a nationally recognized example of sustainable, affordable living and learning right here at home. 

The most obvious trade-off is the tension between the long time span that a community-based project takes to 
complete, vs. city government's desire to finish the project. The City's role in balancing this trade-off was to meet 
regularly with the developer (MACLT) and others involved at Troy Gardens to monitor progress and help set interim 
goals for project completion. 



PUBLIC AGENCY PERSPECTIVE <coNro) 

-'·Describe the project's impact on your city. Please be as specific as possible. 
Specifically, Troy Gardens provides several tangible benefits to our community: 

Preservation of 26 acres of urban open space in the middle of the city; 
Educational programs for low income youth that promote conservation and sustainable agriculture; 
An inexpensive community gardening space for low-income households; 
A community-supported agriculture farm within the city that provides fresh, local, affordable food for 

neighborhood families; 
Twenty units of permanently affordable owner-occupied housing in a neighborhood with one of the highest 

concentrations of subsidized rental housing in the city; and 
A uniquely green and environmentally-friendly barrier-free neighborhood of 30 homes that can be accessed by 

all, regardless of disability. 

In addition, it is clear in retrospect that the community-based nature of the project served to empower community 
members to take leadership roles in land management and urban agriculture efforts. In addition, it has built the capacity 
of the nonprofit organizations that participated in it to undertake innovative projects. Troy Gardens has also changed 
local government perspectives on sustainable development planning (see Question #4 below}. 

4. Did this project result in new models of publidprivate partnerships? Are there aspects of this project that would be instructive to 
agencies like yours in other cities? 

Originally the city of Madison's response to the availability of the land parcel at Troy Gardens was to seek to 
maximize housing density for property tax revenue. At that time (1995} we believed that was the highest and best use 
for the land. However, due to the community participation process at Troy Gardens, our thinking evolved to a much 
more inclusive, community-based model. In 1998 the Madison Common Council approved the Troy Gardens Concept 
Plan, which integrated urban agriculture, nature conservation, affordable housing, and community gardens. 

This change in our thinking has had a lasting impact on the city's approach to urban in-fill developments. We now 
promote community participation as a fundamental - not optional - component for all new developments, both non
profit and for-profit. 

In addition, the Madison Community Foundation has become very interested in urban agriculture as a result of their 
involvement in Troy Gardens, and has funded development of additional community gardens within the city. 

Lastly, we believe that Troy Gardens has also had an impact on the for-profit development community by educating 
the local construction industry in the areas of universal design and green building. Troy Gardens demonstrated the 
demand for green-built affordable homes- even in a down market. McGann Construction Co., the builder for Troy 
Gardens housing, now has a LEED AP-Certified project manager on staff. 

5. What do you consider to be the most and least successful aspects of this project? 
The most successful aspect of Troy Gardens is that a large group of community residents effectively adopted every 
aspect of a neighborhood based development concept plan. The commitment and patience shown by those involved in 
the development (and the ongoing maintenance and improvement} of the land demonstrates a truly remarkable 
contribution to the quality of life in Madison. 

The least successful aspect may just be the length of time it took to accomplish. We would have preferred a faster 
development timeline- but we understand that working with a community takes a long time. Like many pioneering 
efforts, Troy Gardens took longer than anticipated. But the results- not only for Troy Gardens itself but for potential 
future developments - are worth it! 
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. 'lease answer questions in space provided. Applicants should feel free to use photocopies of the application forms if needed. If possible, 
answers to all questions should be typed or written directly on the forms. If the forms are not used and answers are typed on a separate 
page, each answer must be preceded by the question to which it responds, and the length of each answer should be limited to the area pro-
vided on the origirlal form. · 

This sheet is to be filled out by a design professional who worked as a consultant on the project, providing design, planning, or other ser
vices. Copies may be given to other design professionals if desired. 

Name Jim Glueck Title Architect 

Organization Glueck Architects LLC Telephone ( 608 ) 251-2551 

Address 116 North Few St City/State/ZIP Madison WI 53703 

Fax ( 608 ) 251-2550 E-mail glueckarch@sbcglobal.net 

The undersigned grants the Bruner Foundation permission to use, reproduce, or make available for reproduction or use by others, for 
any purpose wh tsoevcr, the materials submitted. The applicant warrants that the applicant has full power and authority to submit the 
application and 11 attac materials and to grant these rights and permissions. 

1. Describe the design concept of this project, including urban design considerations, choice of materials, scale, etc. 
Troy Gardens is a mixed-use project (mixed-income, green built housing; community gardening; urban farming; open 
space). To the best of our knowledge, there is no comparable development that incorporates all of these elements in 
this country. The scale of the project is large - 31 acres- making it unusual for an urban setting. Based on my 
professional contacts, numerous other organizations are seeking to use Troy Gardens as a model. 

Our goal was to foster community by creating a residential setting that encouraged interaction and had a design theme 
that reflected its farm like context. We selected a plan with two groupings of four townhouse buildings surrounding a 
common courtyard, and with parking deemphasized by placing it on the periphery of the houses. The common 
courtyard is to be developed by the residents as they see fit. 

The buildings are highly articulated to create a sense of the individuality of each townhouse. Each has a front porch to 
further identify each unit. There is also a private exterior courtyard. The idea was to provide a balance of privacy and 
community. Fiber cement siding was chosen for its longevity, appearance and sustainability. Steeper, shingled roofs 
with large overhangs shed water well, protect the siding, provide shading, and enhance the feeling of shelter. 

2. Describe the most important social and programmatic functions of the design. 
Troy Gardens was conceived as a community from the start. Rather than treating the housing as an add-on component 
at one corner of the site, Troy Gardens truly integrates the various components (urban open space, community 
gardens, working farm, restored natural areas, and housing). The viewshed flows through the entire site: a viewer 
standing on Troy Drive can see up the grade of the site to the back, where the prairie is located. 
The viewer standing at the top of the site can see down to the community gardens and the street in this distance. (In 
landscape architecture terms, this ability to see and be drawn into the distance is called "prospect.'' A complementary 
concept is called "refuge," in which a site provides more enclosed spaces for the user. The best landscape designs 
have both-which Troy Gardens does.) 

Thus Troy Gardens is an integrated whole, and the members/participants in the different components (community 
gardeners, natural areas stewards, GSA farm members, homeowners) interact meaningfully across components. For 
example, two of the five staff at Community GroundWorks own homes at Troy Gardens. Some Troy Gardens 
homeowners are gardeners, others are natural areas stewards - these are just a few examples of numerous social 
functions TG can perform. 



ARCHITECT OR DESIGNER PERSPECTIVE (coNro> 

J. Describe the major challenges of designing this project and any design lrade-offs or compromises required to complete the project. 
We wanted to make the entire 31-acre site wheelchair accessible, but found that our funding simply did not permit that. 
So we made the housing site entirely accessible, installing a pedestrian walkway system throughout the site. In 
addition, ali homes at Troy Gardens have level entries, a full bathroom and ai least one bedroom on the first floor. We 
hope that in the future we can extend the accessible pathway system to the 26-acre natural area also. 

We also found that level entrances for accessibility can sometimes be in tension with good stormwater management 
practices. Making foundation penetrations too near ground level can cause problems during snowmelts or heavy 
rainstorms. 

Our goal of designing a site that maximized wheelchair accessibility and therefore "visit-ability" of the homes also 
created other challenges. For example, due to the need for setting the first floors close to grade, we had to install deep 
window wells for the basements as well as devise paths for utility venting. Although we met these challenges, doing so 
increased project costs. 

Another goal was to minimize paved areas devoted to cars without compromising the housing site's accessibility to 
wheelchairs. We were successful in pushing cars to the periphery for the most part, but had to put some parking in one 
of the central areas in order to provide parking close to the homes with the highest level of accessibility. 

4. Describe the ways in which the design relates to its urban context. 

It was very important to honor the identity of Troy Gardens as "a rural site in the city". The site functioned as an 
unlandscaped park prior to 1995 when the community began to organize as a result of the threat from developers, and 
people were very concerned that that function not be lost. Their biggest fear was that the entire area would be taken 
over by a large-scale, high-density development. 

So one of the challenges was to integrate the housing into the site so it respected the original function as a park - and at 
the same time complemented the existing 1950's era homes in the neighborhood surrounding it. The farm-like nature of 
the buildings at Troy Gardens, the preserved green space, and the setback from the street help to keep that identity. 
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DEVELOPER PERSPECTIVE 
' lease answer questions in space provided. Applicants should feel free to usc photocopies of the application fo rms if needed. If possible, 

answers to all questions should be typed or written directl y on the forms. If the forms arc not used and answers a rc typed on a separate 
page, each answer must be preceded by the question to which it responds, and the length of each answer should be limited to the area pro
vided on the original form. 

This sheet is to be fi lled out by the person who took primary responsibility for projed financing or is a representative of the group which 
did. 

Name Greg Rosenberg Title Executive Director 

Organization Madison Area Community Land Trust Telephone ( 608 ) 280-0131 ext 20 

Address 305 South Paterson St City/State/ZIP Madison WI 53703 

Fax ( 608 ) 442-5928 E-mail greg@affordablehome.org 
The undersigned grants the Bruner Foundation permission to use, reproduce, or make available for reprodud ion or use by others, for 
any purpose whatsoever, the materials submitted. The applicant warrants that the applicant has full power and authority to submit the 
application and all attached material and to grant these rights and permissions. 

What role did you ompany play in the development of this project? Describe the scope of 
involvement. 

Madison Area Community Land Trust (MACLT), a 50l(c)(3) nonprofit organization, was founded in 1991 with a 
broad land stewardship mission and a belief that greenspace and livable communities should be accessible to 
people of modest means, not just the wealthy. At Troy Gardens, MACLT had a multiple role: 

We were early participants in the Troy Gardens Coalition which was formed to assist the 
neighborhood to respond to the threat of losing their "park" at Troy Gardens. Our involvement at 
Troy Gardens stretches 13 years. 
As a community land trust, we provided the key land purchase mechanism that enabled the community 
to hold the land in perpetuity on a non-profit basis, making possible the urban agriculture, nature 
conservation, and educational functions at Troy Gardens. 
MACLT was the master developer of the entire 31-acre site. As part of that role we negotiated the 
Planned Unit Development (PUD) agreement with the city of Madison. 
MACLT also acted as the developer of the housing site and marketing the homes to income-qualified 
first- time homeowners, providing home buyer education and post-purchase support. 

MACLT's qualifications as a housing developer include: (a) a strong commitment to permanently 
affordable housing, (b) experience in developing other Energy Star-certified housing, (c) a deep 
commitment to and understanding of universal design principles, and (d) an excellent development team 
that brought many decades of experience to the table. In addition to Troy Gardens, MACL T has built or 
renovated 34 other homes for low and moderate income first-time homebuyers. Tbe remainder oftbis 
Perspective refers to MACL T's role as the housing developer. 

2. What trade-offs or compromises were required during the development of the project? 
MACLT strives to create homes that are affordable to low- and moderate-income residents of the 
community and that promote energy efficiency through the judicious use of smart design, engineering and 
construction. We approach our development work as a continual learning process in which each project 
shares lessons to help make future similar projects replicable here at home as well as in other communities. 

A major challenge at Troy Gardens was to strike a balance between what's green and what' s affordable 
-because we couldn't pass on the extra costs involved in green homebuilding to low income buyers, we 
faced a series of difficult decisions in this area. Examples include: 

Stormwater Management: We would have loved to use a pervious material rather than asphalt 
in the parking lot and sidewalks to enhance storm water retention, but it was just too expensive. 

Small is Beautiful: Making the units small would have been a greener choice, but we wanted 
to accommodate full wheelchair accessibility. Therefore the homes at Troy Gardens are 
slightly larger than typical affordable homes. 

Fiber-Cement Siding: This is a beautiful green product that not only looks great but lasts 
significantly longer than ordinary vinyl siding. Although choosing fiber cement over viny l 
siding for homes at Troy Gardens added costs, we felt the long-term savings and added 
durability outweighed the extra costs. 



DEVELOPER PERSPECTIVE (CONT'D) 

3. How was the project financed? What if any, innovative means of financing were used? 
Financing for housing construction came from a variety of sources, including a deferred payment loan from 
the U.S. Department of Housing & Urban Development, several small grants, an equity investment from 
MACLT, and revenue from the sale of homes. Innovative financing techniques included: 

City of Madison CDBG Office provided low-interest construction loans as well as the initial HUD 
funding which enabled the purchase ofthe land at Troy Gardens. 
Forward Community Investments (FCI) was a lead construction lender for Troy Gardens Housing. 
FCI is a nonprofit community loan fund whose mission is to provide financing to nonprofits that 
assist low- to moderate-income individuals and economically distressed communities. 

• The ten market-rate units at Troy Gardens were used as an internal financing tool to help MACLT 
subsidize the costs of the income-restricted homes. 

• The majority of first-time home buyers at Troy Gardens received down-payment assistance from 
more than one source. MACLT assisted them to access these assistance programs, sometimes 
layering as many as four grants & loans to make the home affordable for a particular buyer. 
Two of our homeowners used their Section 8 vouchers to purchase their homes instead of 
continuing to pay rent. That was the first time this was done in Madison. 

In addition, we solicited and received grants to fund a portion of the additional costs for energy efficiency 
appliances and other equipment. Our architect estimates that per square foot costs for this project were 
between $7 and $10 higher than for comparable conventionally built housing. However, the additional costs 
for construction were not passed along to our homebuyers, due in part to the grants that we received, 
including: 

Focus on Energy (www.focusonenergy.com, Wisconsin's public benefits fund): Provided technical 
and financial resources to the project, including a grant of$12,000 to cover a portion of the 
incremental costs of energy efficient equipment. 

Madison Gas and Electric: $24,500 to cover part of the costs of Energy Star appliances, 
mechanical systems and light fixtures. 

4. What do you consider to be the most and least successful aspects ofthe project? 
Our proudest accomplishment is that we were successful in developing a mixed-income housing project- while 
balancing the conservation, agricultural, and affordable housing elements of Troy Gardens and making sure that 
we honored the hopes and dreams of the community. In addition, the homes were built for durability and energy 
efficiency to minimize operations and maintenance costs by the homeowners, thereby contributing to the 
homes' long-tenn affordability. 

We were also successful in offering a popular "green upgrade" package that enabled home buyers to pick and 
choose the green features they wished to buy. The green elements of the upgrade package included: (a) solarPV 
and thermal systems, (b) tankless hot water heaters, (c) bamboo, tile, cork and linoleum floors, (d) and dual-flush 
toilets. We also offered a "downgrade" package for homebuyers who did not want dishwashers, air conditioners, 
or garbage disposals. 

On the flip side, we were disappointed that our general contractor was unable to hire as many women & 
minority-owned businesses as sub-contractors as we would have liked. Although members of the Hmong 
community (many of the gardeners at Troy are Hmong) participated actively in the planning process, we 
were ultimately not successful in getting Hmong families into homeownership at Troy Gardens (the city ran 
out of Section 8 vouchers). 
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This sheet is to be filled out by a professional who worked as a consultant on the project, providing design, planning, legal, or other ser
vices. Copies may be given lo other professionals if desired. 

Name Marcia Caton Campbell litle Milwaukee Program Director 

Organintion Center for Resilient Cities Tclophone ( 414 ) 289-7799 ext1 

Address 1845 N. Farwell S~ Suite 100 GtyJStatc/ZJP Milwaukee. WI 53202 

Fax ( 414 ) ~"1:3-rZ't;iJ E·mail mcatoncampbell@gmallcom 

1. What role did you or your organization play in the development of lhls projectl 
During the community planning and development phases of Troy Gardens, I was an Associate Professor of Urban 
Planning at the University of Wisconsin-Madison Department of Urban & Regional Planning. My Involvement in Troy 
Gardens was three-told: 

1. 1 served as an Academic Partner in the Community-University Partnership formed as part of the Troy Gardens 
Coarttion (the precursor to Friends of Troy Gardens, recently renamed Community GroundWorks). 

2. I was a founding board member of Friends of Troy Gardens. and served on that board from its Inception In 
February 2001 through July 2007. 

3. I also served as a consultant to the project My involvement as a consultant was heaviest in the Planned Unit 
Development (PUD) phase. In which I acted as an advisor to the Developer (MACLTI, and In the start·up phase or 
Friends of Troy Gardens programming, for which I served as the princlpalgrant-wr~er. 

2. Describe the project's impact on its community. Please be as specific as possible. 
When commun!Hes work In partnerships like Troy Gardens, they enable a diverse group of voices and Interests to be 
heard in the process of creating sustainable community-based developments. In addiUon, the Troy Gardens proJect 
has: 

A) empowered community members to take leadership roles- especially In the organlzaUon responsible lor land 
management and urban agriculture programs (Community GroundWorks). 

B) built the capacity of the nonprofit organizations that participated In it to undertake lnnovaUve projects both on and off 
site. 

C) expanded local government (City of Madison) perspectives on and understanding of sustainable development 

D) changed accepted notions of what affordable housing can and should look like- it should look no different from 
markel ra1e housing! 

Furthermore, the Troy Gardens project exemplifies effective and replicative community-university partnership: the 
community, rather than the university, drove the process, while the university made a long-term commibnent of faculty 
time and technical assistance. The project has grown into a genuine partnership between the community and the 
University of Wisconsin Which continues to this day. 

P.2/3 
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PROFESSIONAL CONSULTANT PERSPECTIVE tcoNT'D> 

3. How might this project be constructive to others In your profession? 

Troy Gardens offers numerous lessons for urban planners by "pushing the 
envelope" of what Is possible In community-based planning and development. 
Urban agriculture has now become an important part of neighborhood capacity 
building and development - partly because Troy Gardens was one of the earliest 
examples of successful Integration of large-scale urban agriculture Into the urban 
fabric of a medium-sized city. Many of the project partners were Inspired by the 
Dudley Street Neighborhood Initiative's example of how a community can be In the 
driver's seat- not just advisory to an outside developer- and control the 
development process. 

4. What do you consider the most and least successful aspects of this project? 

Most successful: 

o The land will never again be threatened by wide-scale development thanks 
to the community land trust model of land ownership; 

o integration of all components in the Troy Gardens Concept Plan was very 
successful; 

o the PUD process created a new category of zoning which can be replicated 
in Madison and other communities; 

o partner commitment and relationships survived the departure of charismatic 
leaders and organizational staff turnover. 

The least successful aspect of the project is how long it took! 

P.Y3 
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PROFESSIONAL CONSULTANT PERSPECTIVE 
Please answer questions in space provided. Applicants should feel free to use photocopies of the application forms if needed. If possible, 
answers to all questions should be typed or written directly on the forms. If the forms are not used and answers are typed on a separate 
page, each answer must be preceded by the question to which it responds, and the length of each answer should be limited to the area pro
vided on the original form. 

This sheet is to be filled out by a professional who worked as a consultant on the project, providing design, planning, legal, or other ser
vices. Copies may be given to other professionals if desired. 

Name TitleO\tLNc& - LAI\lOS(APii Aga.j. 

Organization .Z:.J EGLsli. "D€-S"IGI-4 As~OC. Telephone (608) 8'3/- G098 
Address '+7 97 C.AP 1roL VI G-w 12.0 . City/State/ZIP MID 0Le:1"ol>'i , \V l 

' 
Fax <608 ) 8'31 -9.07 / E-mail STEVG 6) Zl<r6l..QtOG-S16N ASS'OCIA'WF 
The undersigned grants the Bruner Foundation permission to use, reproduce, or make available for reproduction or use by others, for •C.OW\ 
any purpose whatsoever, the materials submitted. The applicant warrants that the applicant has full power and authority to submit the 
application and all a c terials and to gran hese.rights and permissions. 

1. What role did you or your organization play in the development of this project? 

•' 

2. Describe the project's impt~ct on its community. Please be as specific as possible. 



Professional Consultant Perspective Questionnaire 

1. What role did you or your organization play in the development of this project? 

Our specific role as the landscape architect of Troy Gardens was to work under the 
umbrella of a non-profit group as a project leader, idea simulator, and open space 
designer. From 1996-2001, we worked pro-bono to develop the original open space plan. 
From·2001-2005 we worked to develop the final Master Plan, the Natural Areas 
Management Plan, and a comprehensive maintenance schedule. In the summer of2005, 
we were hired to design, detail and coordinate installation of the Natural Areas 
Restoration. Throughout the process, we lead community design charrettes and integrated 
the programs of the coalition. We then designed the site to fulfill these program areas, 
meet community n~eds and provide for a flexible future while maintaining the integrity 
of the land. 

Our firm has also served on the Troy Board, and we are continually available for on
going consulting and design, and we participate in the on-going natural areas educational 
programs. 

2. Describe the project's impact on its community. Please be as specific as possible. 

Troy Gardens started with the immediate neighborhood and gardeners in an effort to save 
open space from development. Troy now has ascended to an open space focal point for 
the neighborhood and the greater Madison community. 

This project's impact on the community lies within its unique diversity as a public open 
space. Troy is a cutting-edge model of developing a sustainable resource park in an urban 
setting. The four main components for sustainability that Troy offers are: food 
production, affordable housing, educational programs, and useable public open space. 
Unlike traditional public parks, Troy Gardens provides an assortment of programmed and 
'flexible' spaces that are accessible to the general public, yet sustain the specific program 
requirements. This combination of uses is critical for the growing of community 
ownership and cultivating a sense of place. 

Where else can you find a public park on a summer day, that simultaneously hosts 
community gardeners (over 350 garden plots), children playing, people taking outdoor 
educational classes, workers on a certified organic CSA farm, people gathering food from 
the edible landscape, dog-walkers, bird watchers and a wedding or other celebration in 
the Prairie Gathering Area? You can find this at the community at Troy Gardens. 

I 
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3. How might this project be instructive to others in your profession? 

Troy Gardens exemplifies the people-oriented design approach that the landscape 
architectural profession brings to the design of the public and private realm. Troy 
Gardens is a tremendous success because of the long-term commitment of the diverse 
non-profits and agencies involved. Having a single landscape architect throughout the I 0-
year design, development and implementation process, was a significant unifYing factor 
for the coalition to stay at the table and finish the work. We carried the project history 
throughout leadership changes, and were able to bring this knowledge into the 
appropriate conversations and decisions. Often, we were the sounding board and trust
builder for coalition players and neighborhood residents. 

This in-the-ground, real world example of an integrated design process is what good 
design is all about. It is the same model that the US Green Building Council's LEED 
Certification process is built around. This is valuable to practicing and entry-level 
landscape architects as well as students studying to enter the profession. 

4. What do you consider to be the most and least successfUl aspects of this project? 

The most successful aspect of the project is the design: a strong yet flexible open space 
framework that allows Troy Gardens to have a life of its own. Every time we visit, we see 
changes and additions that the community has made. This is community ownership, and 
it is essential to the long-term sustainability of public spaces, neighborhoods, and urban 
and rural communities. Because of this community ownership, Troy Gardens attracts 
more people each year, in many diverse ways. 

The least successful aspect of the project is the integration of the housing and the open 
space. Better coordination between the two design teams during the site development 
process would have been of significant benefit to getting this integration at the outset. 
Because it is the newest component to be added to the park, the housing will likely settle 
and integrate with the open space over-time. 

2 
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llis sheet is to be filled out by someone who was involved, or represents an organization that was involved, in helping the project respond 
to neighborhood issues. 

Name Tim Carlisle Title Lead Organizer 

Organization Northside Planning Council Telephone ( 608 ) 661-0060 

Address 2702 International Lane, Suite 203 City/State/ZIP Madison WI 53704 

Fax ( 608 ) 660-0064 E-mail tim@northsideplanningcouncil.org 
The undersigned grants the Bruner Foundation permission to use, reproduce, or make available for reproduction or use by others, for 
any purpose whatsoever, the materials submitted. The applicant warrants that the applicant has full power and authority to submit the 
application and al ach mat ri~ds nd to grant these rights and permissions. 

I. How did you, or your organization, become involved in this project? What role did you play? 

The Northside PlatUiing Council (NPC) is the coalition of neighborhood, business, and community organizations 
in M~dison's Northside. NPC is a citizen-le4 grassroots organization supported by professional organizing staff. 
We became involved when neighborhood residents and community gardeners became concerned over the pending 
sale of the Troy Gardens property by the State of Wisconsin, announced in late 1995. Our role included: 

NPC was the primary organizer of the community efforts from 1996-2001 to secure the land and 
develop the community vision for what has evolved into Troy Gardens. 
NPC organized and facilitated the work of the Troy Gardens Coalition, which brought together 
neighborhood residents, community gardeners, affordable housing and co housing advocates, open 
space/environmental advocates, and urban agriculture advocates (primarily represented by UW-Madison 
faculty and MACSAC). 
NPC also played a lead role in the formation and early development of the Friends of Troy Gardens 
(now Community Ground Works), which, working in partnership with MACLT, succeeded the Troy 
Gardens Coalition as the primary steward of the Troy Gardens property. 

2. From the community's point of view, what were the major issues concerning this project? 

a. In the early years, the community's main concerns were the potential loss of a tremendous community 
asset- the community gardens and open space at the Troy Gardens property which the State allowed the 
community to use- and the potential of unwanted development on the property. Multi-family rental 
property was the most strongly opposed potential use. 

b. In subsequent years, the primary concerns were to secure the land long-term so that the community 
could control the uses and development of the property, and to implement the vision of a "community 
resource park" with an integrated mix of community agriculture, open space/natural areas restoration, 
education/ recreation, and mixed-income housing uses. 

c. The ability to fund the acquisition of the land and subsequent development and operation of the various 
component uses; to convince the City to approve the development plan; to manage the sometimes 
competing uses of the property in a coherent, sustainable manner; and to maintain a strong connection to 
the local community in the continued development and benefits of the project, have also been key 
community concerns. 

3. What trade-offs and compromises were required during the development of the project? How did 
your organization participate in making them? 

The tradeoff's and compromises were many. The three most fundamental were: 

a. Competing L!ind Uses: Achieving agreement on the overall uses of the property (housing v. open space, 
for example) within the various constituencies/interests within the Troy Coalition and between the 
Coalition, City, and State. The primary tradeoff here was that the Coalition could not identity a strategy 
that would enable it to acquire and develop the property for open space/agriculture/natural areas uses 
only, necessitating the inclusion of some housing development; nor would most members of the 
Coalition nor the broader community support development of housing only or housing and commercial 
uses for the entire property. 

b. Tax Base Development v. Mixed Use Development Convincing city government that the benefits of the 
community's "community resource park", which included significant open space, outweighed the more 
obvious benefit of adding to the City's tax base through housing development. 



COMMUNITY REPRESENTATIVE PERSPECTIVE (CONT'D) 

c. Participation v. Efficiency: Convincing each of the participating organizations and individuals in the 
Coalition that the significant investment of time and resources needed to allow the Northside community 
and each constituency to play a meaningful role in the decision-making process for the project would 
result in a better overall project. 

The Northside Planning Council was the primary facilitator of these three and many other compromises, 
which were accomplished by: establishing a community-based decision making process and structure, 
including guiding principles and a formal partnership agreement; getting all participants to agree up front to 
that process, structure, and principles; and using relationships with each key participant group strong enough 
to hold each other accountable to our agreements. 

4. Has this project made the community a better place to live or work? If so, how? 

The ongoing successes of the Troy Gardens project, and the benefits of each of its components to 
the Northside and greater Madison community, are indisputable. 

• 

• 

• 

• 

Foremost among the outcomes is the permanent securing of a large and unique piece of extremely 
valuable property for the use and ongoing benefit of the local community- gardeners, food 
consumers, neighbors, students, nature lovers, and homeowners. Simply put, many members of our 
community have access to land, to gardens, to food, to nature, and to housing that it would not 
otherwise have had except through this project. 
Secondly, Troy Gardens developed a set of relationships among individuals and organinitions that 
would never have occurred without the project. These relationships continue to be the foundation of 
the ongoing development and use of Troy Gardens, and have stimulated other community projects. 
Thirdly, Troy Gardens served as a concrete example to the State, City, University, and greater 
Madison community of successful community-based planning and development for the sustained 
benefit of a local community. The value of the Troy Gardens example will only grow as other 
organizations and communities have opportunity to learn from the work that has occurred here. 
Last but not least, the landscape and the activities at Troy Gardens also are an example ofHany 
Boyte and Sara Evans's "democratic free space," where people from different cultures and walks of 
life can meet and come together to build grassroots democracy. 

5. Would you change anything about this project or the development process you went through? 

• 

• 

• 

More Support for Early Organizing/Planning/Outreach:We should have sought more funding up front to better 
support the community organizing and planning process and the early stages of project development. Time 
spent on the Troy Gardens project, especially by paid staff, often competed with the needs and goals of the 
primary partner organizations, sometimes resulting in slower than desirable progress as well as great 
frustration. Another consequence of the limited time and resources available was we were limited in our 
ability to lower the barriers to participation and increase involvement of some individuals and groups in the 
community -we had limited access, for example, to Hmong translators to facilitate outreach and 
participation. 
More Early Fundraising for Projects and Infrastructure: We should have begun fundraising and community 
outreach efforts earlier within the Northside and greater Madison community for potential programs and 
infrastructure on the property once acquired. This would have built stronger community support and 
participation (donor and/or membership base) that will be needed for the ongoing success of the various 
Troy Gardens project. 
Political Contacts: We should have developed and used our political contacts better at the State level, where 
we had ongoing difficulty accessing information and understanding, let alone influencing, the decision
making process about the sale of the property. 
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This sheet is to be filled out by someone who was involved, or represents an organization that was involved, in helping the project respond 
to neighborhood issues. 

Name Marge Pitts Title Board Member I Volunteer 

Organization Community GroundWorks Telephone ( 608 ) 770-4344 

Address 3617 Harper Road City/State/ZIP Madison 

Fax ( 608 ) E-mail margepitts@sbcglobal.net 
The undersigned grants the Bruner Foundation permission to use, reproduce, or make available for reproduction or use by others, for 
any purpose whatsoever, the materials submitted. The applicant warrants that the applicant has full power and authority to submit the 
application and all at a ed materials to grant these rights and permissions. 

1. How did you, or the organization you represent, become involved in this project? What role did you play? 

The project began in the mid-1990's with urgent community involvement, to stop an unwanted development. When a 
coalition of non-profit groups came together, and the State of Wisconsin gave us breathing room to create an 
alternative development, actual community participation waned, replaced by daytime meetings involving a Working 
Group comprised of the principals of the Troy Coalition. I quit my day job at a PR company, kept my night job in a 
restaurant, and participated in these meetings as the only unaffiliated "community" member present. The perspective 
of the community was assiduously sought and respected by the Working Group. I thought that was a revolutionary 
idea, so I took them up on it I am a Troy neighbor, community gardener, and freelance writer whose essays about 
Troy Gandens appeared regularly in the Northside News, a community newspaper. Because of my connections with 
both the professional planners and the people I interact with daily on the land and in my neighborhood, and because I 
like to talk and write, I have been a liaison among all the players involved with Troy Gandens. 

2. From the community's point of view, what were the major issues concerning this project? 

The first major issue was stopping a for-profit, typical housing development that would have erased the existing 
community gardens and open space. It seemed impossible, and it was, for citizens to do this alone. The Troy Coalition 
provided the professional power to realize the political will of the community. Then we were only limited by our own 
creativity, of which there was no shortage. We indulged in a long period of gathering ideas from the diverse population 
of stakeholders who used and enjoyed what already existed on the land, as well as the future stakeholders who 
envisioned more: a small mixed income housing developmen~ natural areas restoration, and an organic GSA farm. 
During the late 1990's, the project attracted funding from many sources, including several charitable foundations and 
city, state and federal sources. We were well aware that grants come with strings attached, and can result in the tail 
wagging the dog, but all that funding made everything seem possible at Troy Gardens. War and a sick economy have 
changed this landscape completely, and now our most urgent issue is how to keep our organization fiscally healthy; 
frankly, how to either shrink or grow to thrive in the new reality. 

3. What trade-offs and compromises were required during the development of the project? How did your organization participate in 
making them? 

A major compromise right off the bat was to envision a limited housing development on the land to act as the engine 
that could drive the whole project. Many community members at first resisted the idea of any housing on the land. Now 
that the housing is built and occupied, mostly by people who were not here at the beginning of the project, further 
compromises have become necessary as the Troy Gardens co-housing community begins to see itself as part of the 
greater Troy Gardens stakeholder community; in other words, one community, not two. This has been especially 
pertinent in the planning for CGW's Nature Education Center on the land, which will double in function as the common 
house for the Troy co-housing development. CGW, MACLT, and the Northside Planning Council collaborated closely 
for several months of stakeholder meetings in '08 to find a workable compromise that will enable us to move forward 
on this last piece of the project. The outcome was by no means guaranteed at the beginning of this process. Many 
smaller compromises, inherent when creative and passionate people realize that collaboration is the smartest way out 
of conflict, arise, take root and bear fruit as predictably as the tomato vines every year at Troy Gardens. Like the 
garden plots, our organizations provide the time and space for this natural miracle to occur. 
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I have observed from the beginning of the Troy Gardens project a remarkable phenomenon, which surprised me at 
first, but now I accept it as a typical miracle of nature seen every day on this land. Early on, before any changes had 
been made to the landscape, a neighbor and I happened to meet as we walked our dogs. He shared with me his 
uneasiness with the prospect of more people discovering our little paradise and ruining it. That was a scary thought, 
but what has actually happened is that, like an expanding bandwidth, as the Troy Gardens matrix has grown more 
complex its ability to accommodate more points of contact has also grown. Scarcity is an illusion caused by limited 
imagination. Abundance is the true nature of the universe. Of course, abundance without balance cannot be 
sustained. A site like Troy Gardens can be over-programmed. A few years ago, the plan we had adopted would have 
required us to dig up the last big area of open lawn at Troy Gardens to create the maximum number of community 
garden plots possible. Because we don't do anything quickly, and because our Board is comprised of stakeholders 
who have a voice, one person's alarm (OK, it was me) was translated into serious discussions over a period of 
months, and the lawn remains today as a gathering place where people can play fetch with their dogs. kids can run 
and holler far from the street, and Community GroundWorks can accommodate large crowds for festivals and 
gatherings. 

The success of Troy Gardens has inspired other Madison neighbortloods to envision and start working on similar 
developments. While the incredible luck to find 31 open acres within a city and the perfect storm of willing 
professionals. committed volunteers and, especially, sufficient funding may be difficult to find again, parts of the Troy 
Gardens project can and will be replicated elsewhere. 

Despite the compromises and trade-offs I've had to make in my own life in order to participate so fully in Troy Gardens, 
I'm convinced that the results are essential to a good life: a dynamic, everyday relationship with nature; healthful, 
delicious food that comes from a place with which I'm intimate on every level from the cellular to the spiritual; and an 
effective, participatory process that proceeds slowly, openly, and fairly. What makes Troy Gardens award-worthy, in 
my opinion, is that it has become essential to the good lives of hundreds of other people in our community, who have 
worked to create and sustain it in their own myriad ways. Troy Gardens makes our city better on every level because 
people want to live this way: it is possible, and we are doing it 

Gardeners do not typically wish for the past to be different, as that's not useful in the current season, and we're kind of 
busy. 

I do wish CGW could afford to pay community members for the professional-level work that they do; in particular the 
administration of the community gardens. which is currently handled by a remarkably generous and capable gardener, 
but is an unfair amount of work to expect from any volunteer. Part of the vision for the Troy Gardens project that has 
not been realized to my satisfaction is that it would provide direct economic benefit for the Northside of Madison. I 
would like us to be able to provide good jobs, even part-time ones, that would enable us to pursue our mission more 
effectively. Full disclosure: as a writer/editor for Troy Gardens who has put the "free" in "freelance," I would welcome 
some economic gain to offset whatever career I could have had if I had kept the day job ten years ago. 

Secondly, I am eager for our organizations to create more "Troy Gardens" elsewhere in the Madison area, an idea that 
has been part of the vision since our earliest successes. We have yet to collaborate with new partners to create 
community gardens in other neighbortloods or expand our farm's acreage offsite, although our Kids' Gardening 
Program has begun to work with several local schools to help them create school gardens and gardening programs. 
But my frustrations are less a criticism of the past than an eagerness for what happens next. which, alas, probably 
ensures my avid participation in Troy Gardens for years to come. 
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