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Abstract:  
 

Our research is concerned with recent additions of high-end, high-rise apartment 
buildings to the State Street area in Madison, WI, taking the Hub at Madison and its 
follow-up project the James as particular cases. We address the economic and social 
consequences of these processes specifically for students, and how these buildings might 
serve to segregate and stratify the student population. We situate these developments in 
the context of the greater Madison housing market and recent trends in student housing 
and consider how these developments articulate with and diverge from previous 
conceptualization of gentrification and studentification. Through a survey and interviews 
with four students and two community members we are able to better understand the 
processes of urban change occurring in Madison. We argue that development in 
downtown Madison has prompted the creation of exclusionary spaces, specifically in 
connection to students and student housing.  
 
Introduction: 

 

We are studying urban landscape change in the State Street District, specifically 

the 400 and 500 blocks and two recent luxury high-rise, mixed-use developments, the 

Hub and the James (east and west). These buildings are of particular interest as centrally 

located within the university and the downtown Madison area, and as mixed-use spaces 

serving both as student-focused accommodation and public commercial space 

(restaurants, cafés, retail). Our research seeks to better understand the impact these 

buildings have on students, where they live, what they expect and value in their housing, 

how they navigate and understand State Street, and how they concentrate but also 

self-segregate in ‘student enclaves’. We consider these developments in relation to the 

greater State Street community and recent trends in the Madison housing market, and 

situate our research in the context of a growing literature on the diversity of 

studentification and the ways in which urban development and housing options in 

university cities may stratify or segregate students from non-students and from one 

another.  
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To address our research question we collected data in the form of survey 

responses of both those living in the Madison area and more specifically the Hub, 

interviews with students and other community members, and archival data such as 

newspapers, photographs, and websites. This information is used to measure the 

perspectives and sentiments in regards to the changes of State Street, the degree to which 

change has occurred, as well as potential impacts of this change on those living and 

working in downtown Madison. To analyze this data, we coded survey responses to find 

any common trends. We compared the survey and interview responses as well as 

information provided in archival data to gather a general sense of urban change 

happening in the State Street area, explore perspectives on student housing, and 

determine how these ideas are interrelated. 

Background: 

Summary of Current Madison Housing Market 

After the Madison housing bubble burst in 2007, when there were unprecedented 

rates of homeownership, a drastic shift in the housing market occurred from owner 

occupied household to renter households. Ninety percent of new housing that developers 

have created in Madison since has been in the rental market. (City of Madison 2015, 6) 

This major increase in rental housing has resulted from both an undersupply of housing 

and the preferences of those demanding it. As demand for housing soared, and the 

physical structures to accommodate that demand have been under supplied. As a result, 

rents have risen and the vacancy rate remains low. Since 2007, developers have added 

approximately 11,000 rental units to the Madison market; (City of Madison 2015, 11) 
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however, the vacancy rate remains 2-3% (City of Madison 2015, 6). They will continue 

to build until the ideal vacancy rate of 5% is reached. Ultimately, developers may 

overshoot in building stock because the balance between supply and demand occurs over 

time and it is difficult to predict when a 5% vacancy rate will be reached. An overstock of 

housing would decrease the rents that have risen due to low supply (Erdman et al 2016). 

Increases in rental housing are due to a variety of factors, including an increase in 

population and the number of households, an increase in younger households, a return to 

lower historic rates of homeownership, and an overall increase in preference toward 

rental housing (City of Madison 2015, 7-14). Large population growth has occurred in 

the 25-34 age range (millennials) who gravitate toward rental housing due to financial 

instability. (City of Madison 2015, 12). Households in this range are typically smaller. 

An increase in population as well as a decrease of people per household increase the 

demand for housing even further, decreasing housing supply and increasing housing costs 

(City of Madison 2015, 7). Other preferences renters consider include location, proximity 

to amenities, accessibility to transportation, and a desire to live in an urban environment 

like downtown Madison (City of Madison 2015, 14). These preferences could explain a 

large concentrated growth in rental apartments near the Madison downtown area. 

Housing in Madison’s downtown area is often more expensive than housing in the 

surrounding area. A combination of the building style, low housing supply, and the 

ability for newcomers to afford higher market prices has increased rent for these 

properties making new housing less affordable. In an effort to create more affordable 

housing, the City of Madison has created plans and programs to subsidize and expedite 
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the development process (City of Madison 2015, 26-30). Ultimately income and age 

demographics, a preference for live in an urban space and in a rental space, and the site 

suitability for development has prompted the creation of high-rise apartments near 

Madison’s downtown and the UW-Madison Campus. Due to proximity and similarities in 

demographics, students and their housing choices have impacted and been impacted by 

development in these areas.  

Student Housing Market in Madison 

The student housing market in Madison is of particular interest to studies on 

studentification for several reasons: downtown Madison and the campus area are 

intertwined geographically; within the last few decades various residential neighborhoods 

bordering the university that previously were owner-occupied dominated have become 

predominantly student-occupied areas (or student enclaves) in the conversion of 

stand-alone, single family houses to multi-unit rental properties; in the last ten years 

high-rise, high-end student accommodations have proliferated, particularly in areas most 

central to campus but also in traditionally residential neighborhoods. In 2016, CORE 

campus developments, the Hub at Madison and its follow-up project the James, are at the 

top of the student housing market within this continued trend of amenity-rich, high-rise 

apartments, having set new precedents for rent prices, size, amenities and lifestyle 

offerings. (Zach Wood Interview, November 4, 2016) A brief overview of the student 

housing market and the emergence of ‘high-rise’ student apartments in Madison will 

contextualize these buildings for further discussion. 
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As is the case in many university towns with growing student populations, in the 

past fifty years student housing in Madison has spread into a variety of historically 

owner-occupied dominated areas such as Mifflin, Greenbush, Bassett, and Mansion Hill 

neighborhoods, necessitating the conversion of freestanding homes into multi-unit rental 

apartments targeted towards students (Smith 2005). Often, the expansion of student 

housing to residential neighborhoods results in conflicts with established residents, 

single-family homes, and neighborhood associations (Munro et. al 2009). In an interview 

with District 8 Alder Zach Wood, he described efforts by the City of Madison and 

UW-Madison to contract campus in the 1990s in response to pressures from 

neighborhood associations in areas such as the Mansion Hill Historic District that didn’t 

want students living in the neighborhood because of lifestyle differences. Zoning caught 

up to these demands in the late nineties and the annual number of rental units approved 

increased drastically (HUD 2015). Thus, Madison-area renters, developers, and architects 

began to argue for the construction of ‘high-rise’ student housing close to campus and out 

of residential areas. 

In 2000, an 18-story student apartment building by developer Randy Alexander 

was proposed to the Madison Urban Design Commission (MUDC). Although the initial 

proposal was rejected, the conversation it sparked foreshadowed discussions and debates 

surrounding current high-rise developments. Speaking to the Wisconsin State Journal, a 

member of Alexander’s team declares the importance of the development: “Be visionary, 

be bold. The value of Downtown is far greater than single or two-story buildings.” The 

same article details counter voices expressing concerns about the building “changing the 
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character of the neighborhood.” (Morgan 2000) The proposal was ultimately rejected, but 

Alexander subsequently built the 8-story Collegiate in the same year. In 2007, Lucky 

Apartments by developer Steve Brown opened as the first ‘luxury’ student housing 

development in Madison, including commercial spaces on the ground level (Zach Wood 

Interview November 4, 2016). The Daily Cardinal student newspaper’s editorial board 

expressed concern over socio-economic segregation amongst students and a changing 

city identity: “The high rise apartment buildings concentrate wealthier students, creating 

a socio-economic gap in housing. Since rental companies are very unlikely to lower rent 

prices, students should take the initiative to make the most of their college experience and 

not isolate themselves from fellow students.” (Daily Cardinal 2007) Since 2011, the 

construction of high-rise, luxury student accommodation in downtown Madison has 

intensified. Alder Wood describes the progression: “There has always been concern about 

affordability. Everyone adjusts to each new development. When Lucky was built the 

definition of rent at UW began to change. The Hub is the top of the market now and as it 

keeps filling up rents will continue to go up. It’s like having 12 pounds in an 8-pound 

bag.” (See Appendix A) 

Figure 1. Distribution of high-rise 
apartment developments in 
downtown Madison built in the last 
decade. Source: “Lap of Luxury” 
 

In the fall of 2015, 43,389 

students were enrolled at 

UW. With around 8,000 

students living in the 
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university’s residence halls over 30,000 students are left to find their own housing, many 

of which are involved in the rental market (Bursar’s Office 2015). The U.S. Department 

of Housing and Urban Development’s (HUD) “Comprehensive Housing Market 

Analysis” in 2015 determined that UW-Madison students make up 35 percent of all 

renter households in the Madison area. (HUD 2015, 10) Thus, student housing has a 

significant impact on the greater Madison housing market. The report cites significant 

increases in the construction of multifamily units since 2011, as demonstrated by the 

number of multifamily units permitted annually. The report attributes this recent increase 

to tight apartment market conditions and increased population and job growth, and links 

the trend to increasing rent prices: “Multifamily construction started to increase in 

response to tightening apartment market conditions in 2012, and, as those new units 

began to come on line, the apartment vacancy rate increased, reaching 4.1 percent during 

2013. The average rent for an apartment increased by $56, or more than 6 percent, to 

$923 in 2013.” (HUD 2015, 10) The report also explains that the greatest part of this 

multifamily construction was developed “to meet the housing needs of students.” (HUD 

2015, 11) Concurrently, the percent of renter-occupied units has surpassed that of 

owner-occupied units. 

As high-rise, high-end apartments increasingly dominate housing central to 

campus, Alder Wood notes growing economic and geographic gaps between cheap and 

low-quality, depreciated or neglected multi-unit houses and expensive and high-end, 

high-rise apartments: “Madison is a unique type of gentrification. We have gentrified 

working class students. Students have been pushed further out of campus where the 
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quality of housing is lacking.” (Zach Wood Interview November 4, 2016) Private renters 

of student-dominated apartments in university towns depend on latent demand for 

housing near campus, a consistent yearly influx of young people, which oftentimes 

results in under-maintained rentals that are not up to code. As inexperienced renters, 

students are particularly vulnerable in the private rental market; students tend to be 

overcharged and underserved. Apartments in areas bordering the university had an 

average rent of $1,857 in 2015, 87 percent higher than the average of the greater Madison 

area. (HUD 2015, 11) At the same time, in 2008 the City of Madison, in collaboration 

with neighborhood associations and Madison Gas and Electric, started conceptualizing 

revitalization initiatives in neighborhoods such as Greenbush and Vilas, citing an outflow 

of students in these neighborhoods to high-rise, high-end developments. (Wisconsin State 

Journal 2008) 

Yet, it is clear that not all students can afford to live in these buildings. High-rise 

and amenity rich apartments like the Hub tend to appeal predominantly to upper class, 

out-of-state, white students. In 2015, 80 percent of Hub residents were out-of-state 

students. (Schnieder 2016) Like students’ opinions of Lucky in 2007, Pat Schnieder 

writes on the Hub in an article in the Cap Times in the fall of 2016: “The Hub is 

emblematic of a national trend of amenity-rich student housing developments that are 

transforming downtown Madison and other college towns around the country. The arrival 

of the $5 billion student housing industry has brought a new class of developers to 

Madison, some observers say…They say such conspicuous signs of affluence exacerbate 

class differences among students at a time when half of undergraduates leave campus 
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with student debt averaging $28,768, according to campus statistics for 2014-2015.” 

(Schnieder 2016) 

The State Street District: adding The Hub and The James 

State Street, a pedestrian walkway since 1974, links the State Capitol building 

with the Northeast end of campus, including Library Mall and the Wisconsin State 

Historical Society. State Street is a major artery in downtown Madison and the UW 

campus for entertainment, shopping and dining, and includes prominent cultural 

institutions such as the Overture Center for the Performing Arts, the Madison Museum of 

Contemporary Art, and the Orpheum Theatre. Our area of focus are the 400 and 500 

blocks of State Street, specifically two recent high-rise luxury apartment buildings by 

private developers CORE Campus.  
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Figure 2. Sources (from left to right, top to bottom): “The Hub at Madison Combined Submittal”; “Work 
starts on second Hub apartment building known as The James, in downtown Madison” Todd D. Milewski; 
“The Hub at Madison Combined Submittal”; Nathan France (November 2016). 
 

In July of 2013, the Urban Design Commission of Madison approved the Hub at 

Madison, and the first leases started in August 2015. The follow-up project, entitled The 

James, is scheduled for completion in the summer of 2017. The housing portion of the 

Hub is 12 stories tall, a step-back from State St, while the commercial spaces in the 

building are located at the street-level. These businesses are, by-and-large, regionally, 

nationally or internationally owned stores and restaurants, such as Fjallraven, Colectivo 

Coffee, Naf Naf Grill, and Mooyah Burgers. Previously the lot was occupied by the 

University Inn, a moderately priced, four story hotel as well as several longstanding, 

locally-owned restaurants, Buraka East African Cuisine, Husnu's Turkish restaurant, and 

Kabul Afghani and Mediterranean restaurant, all of which necessarily relocated or closed. 

Kabul had been at its State Street location within the University Inn since 1989. Current 

owner and manager of Kabul Hamed Zarafi described the area when the business first 

opened: “Back when we opened State Street was very different. Almost all the restaurants 

and retail were local. Now most of what you see, the majority are chains. This has a 

negative effect. There’s less reason for people to venture from the East and West sides. 

Only businesses catering to students can do well.” With the construction of the Hub, 

Zarafi was forced to find another location for his business, citing increased rent prices 

that he could not afford. The owners of the property, Mullins Apartments, gave him three 

months notice, and with such little time to prepare he was out of business for a year until 

moving into different building further up State Street on the second floor. Zarafi 
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explained the process: “It was terrible. They gave us three months notice, whatever the 

legal minimum is. We were there for twenty-four years at the time. Not only did we pay 

rent but taxes on the property too. … If we would have had more we could have found a 

more suitable location. We were blindsided.” 

After the Hub added 313 units to student housing market, some Madison 

developers doubted further student accommodations. Les Orosz, the developer of the 

Embassy said in September of 2014: “It would be pretty reckless right now for someone 

else to build another 12-story student tower.”  (Tarr, 2014) Yet in February of 2015 

CORE Campus proposed the Hub at Madison II, ultimately named The James, to have 

367 apartment units and approximately 8,500 square feet of retail space, located at 510 

University Ave, just across West Gilman St from the original Hub.  

Figure 3. View from University Avenue 
of both the Hub and the James, separated 
by West Gilman Street. Source: Nathan 
France (November 2016) 
 

In response to The Hub and The 

James, as well as other recent 

housing developments, various 

students, professors, and 

community members have expressed concerns with the concentration of high-rise 

development in the area, including a limiting effect on affordable housing options, 

difference and stratification amongst the student population, and a lack of diversity of the 

built environment. Others welcome these developments as additional student housing 

options in a tight rental market. 
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Literature Review: 

Gentrification 

Gentrification is the purchasing and then restoration and revitalization of older 

and devalued homes and structures by private investors. Even more generally, 

gentrification is the movement of capital into a specific urban area. This influx of capital 

creates higher-land values into the areas it is invested in, and often results in the 

displacement of the lower-income inhabitants of the previously devalued area. Even 

though gentrification is only one form of urban change, its process of creating is varied 

on a case-by-case basis, as are the major actors involved in creating and reacting to this 

change. Actors that drive gentrification include private developers, government, and 

individual homeowners and renters moving into that space. These new occupants move 

capital into a space in the form of investments. This means making improvements on 

existing structures or redevelopment, both of which have an overall effect of increasing 

land values. With increased land values comes access and affordability issues for those of 

lower socioeconomic status. Economic and market conditions as well as consumer 

preferences act as consumers and producers of space; their impact is creating a new urban 

environment economically and physically. All of these factors must be considered when 

looking at gentrification as a whole and how it applies specifically to recent development 

in the City of Madison (Hamnett 1991, 186-188). 

Role of the Consumer 

Authors William Alonso (1964) and Dennis Gale (1984) discuss how consumer 

preferences play a role in gentrification and other similar forms urban development. They 
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analyze revitalization through its causes and effects, specifically through the perspective 

of consumer preferences. Gale (1984) states that capital moves to an area and 

development occurs because people want  to live. However, it is not just an innate desire 

to move back to the city, but specific demographic characteristics of this group that drive 

them. Commonly gentrifiers tend to be white, educated, middle class, young, single, and 

child. These characteristics, which are easily accommodated by a more urban lifestyle 

push them to buy and revitalized homes near urban centers. Gentrifiers with higher levels 

of educational attainment and smaller households demand accessibility to occupations 

and smaller living spaces. Once this group has moved in, jobs often follow this skilled 

labor pool and new goods and services follow their expendable incomes (Gale 1984, 

10-16). Alonso, on a broader level, argues that preferences for urban living are necessary 

in order to counteract other more economic housing options. Though his argument 

specifically addresses urban renewal it still applies to other forms of urban development. 

Ultimately the preference of lifestyle of living in an urban environment is necessary to 

overcome current preferences of space, the economic ease of purchasing a home in the 

suburbs, and homeownership in general (Alonso 1964, 227-331). Specifically, in 

Madison, a preference to live downtown smaller spaces, near amenities and 

transportation networks would need to a be (driving) factor in downtown development. 

Where Madison’s downtown and the University of Wisconsin-Madison’s campus merge, 

high-rise apartments are built to accommodate the University's students as well as young 

professionals. This is contrasted with older student and non-student housing in the form 
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of free-standing homes, which has been replaced by these structures as well as what 

remains further from campus and downtown. 

Role of the Developer 

Smith (1979) discusses gentrification as a product of the market, the movement of 

capital and as something independent of consumer demand. The primary concept 

addressed is that depreciation is needed for profitable reinvestment to be possible, hence 

gentrification.  He shows this through five concepts of home value, sale price, ground 

rent, potential ground rent and the rent gap. Ground rent is profit made by landowners 

from the uses of their land. Potential ground is based on what the best use of land could 

be, what is the most value that could be gotten out of different uses of that land. The rent 

gap is a difference between the ground rent and the potential ground rent. This difference 

is caused by depreciation and development of different structures. When this gap is large 

enough, reinvestment in depreciated structures becomes profitable and gentrification 

occurs (Smith 1979, 541-543). Through this lens, the developer is creating changes in the 

Madison housing market. Whether or not development is not only economically viable 

but profitable for that developer will determine if that development will occur. In 

Madison low housing supply and high housing demand creates an environment where 

their development will successfully yield profit. However, in this case, it is not the 

devaluation of that that creates the rent gap need for successful development but the 

increased potential ground rent driven by the demand for housing. 
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Role of the State 

In The Changing State of Gentrification , Smith and Hackworth assess the 

government’s role in gentrification historically, and more specifically currently (in this 

piece, the late 1990’s early 2000’s). They describe the government’s role as 

interventionist, self-motivated, and direct at a local level. As areas that are more 

financially accessible to consumers and developers become gentrified, government 

assistance is needed to make investments in areas further from the central business 

district less of a risk for developers. The government’s motivation for doing so that as 

federal assistance decreases, municipalities rely on their own tax dollars for funding. 

Gentrification brings the middle class incomes into an area, increasing tax revenue. 

Ultimately this piece attributes current gentrification to government intervention. 

Gentrification would not occur or be appealing financially to developers otherwise. The 

government creates incentives for developers in the marketplace to develop; therefore, 

market favorability is artificial. Here neither consumer nor market forces are at play. 

However, the government, as a consumer of profit, creates demand in response to 

self-interest (Hackworth 2001, 468-470). Similarly, Gans (1965) focuses on how of urban 

renewal programs, and therefore government intervention, creates displacement and 

difficulty accessing affordable housing.  Though this piece is a critique on efforts at 

urban renewal, it also discusses current and potential roles that public and private sectors 

play in renewal and development. Gans (1965) first refutes claims that government 

inhibits private developer interests through inefficient subsidies. He instead envisions 

government as a tool to provide public housing and  introduce renewal. Overall, this piece 
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identifies government as potential driving and supporting force for successful renewal, 

and regardless of similar private development efforts, a major player in development 

(Gans 1965). In Madison, the city planning department encourages and restricts 

development through zoning, permits, land banking, and tax increment financing (TIF). 

These tools help Madison in attempts to engage developers to produce “affordable” 

housing. However, many of these forms of assistance have specific requirements. For 

example, TIF funding cannot be granted to new structures designated for student housing.  

Ultimately no matter what theory can best explain what causes urban change, it is 

important to evaluate all how various actors work together to facilitate the gentrification 

of a space. Developers and the state may have been financially prompted to create a new 

built environment but what prompted a new population to utilize this space? Both a 

population of gentrifiers, a means to change a space, and a space to be changed must be 

available for gentrification to occur (Hamnett 1991, 186-188). 

In addition the residential gentrification, commercial gentrification occurs through 

development as “an upscale evolution of a commercial...area” (Bloom, 1). Similarly to 

residential gentrification, as a commercial area is revitalized, it becomes more attractive 

to the potential consumers of that space. This increase in demand in combination with 

new structures or a renewed landscape results in higher real estate values and therefore 

rent prices. Existing commercial residents are displaced because of their inability to 

afford higher rents and compete with national chains that can often afford higher local 

prices. As more chains arrive in an area, homogenization occurs and the existing identity 

of a space may be lost (Bloom, 2). In Madison, this exact scenario occurred after the 
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installation of the the Hub. Currently no small, local businesses exist in its commercial 

spaces. Those that existed there pre-construction have located elsewhere or no longer 

exist.  

Studentification 

 Smith’s (2005) seminal work conceptualizes studentification as overlapping with 

the processes that define gentrification, providing direction to much of the subsequent 

literature. In doing so, Smith identifies four dimensions of studentification: economic, 

social, cultural, physical. 

Economic:  studentification involves the revalorisation and inflation of property 
prices, which is tied to the recommodification of single-family housing or a 
repackaging of private rented housing to supply HMO for HE students. This 
restructuring of the housing stock gives rise to a tenure profile which is dominated 
by private rented, and decreasing levels of owner-occupation. 

 

Social:  the replacement or displacement of a group of established permanent 
residents with a transient, generally young and single, middle- class social 
grouping; entailing new patterns of social concentration and segregation. 

 
 

Cultural:  the gathering together of young persons with a putatively shared culture 
and lifestyle, and consumption practices linked to certain types of retail and 
service infrastructure. 

 

Physical:  associated with an initial upgrading of the external physical 
environment as properties are converted to HMO. This can subsequently lead to a 
downgrading of the physical environment, depending on the local context.  

(Smith 2005, 75-76) 
 

Smith’s definition of studentification is set to a backdrop of misinterpretation and 

misapplication of the concept of gentrification in both the media as well as the academy. 

Thus, to counteract this proliferation of meanings, Smith offers studentification as a 

rigidly defined process of urban change that is situated within the conceptualization of 
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gentrification. In doing so, Smith excludes purpose-built student accommodation (PBSA) 

as a potential form of studentification: “It is important to stress here that processes of 

studentification do not explicitly encompass the new-build development of purpose-built 

HMOs for HE students, for example university halls of residence or flat units, or the 

large-scale redevelopment of former industrial or commercial premises.” (Smith 2005, 

80) Though Smith does make it clear that such student housing, in this case 

university-maintained, is embroiled in the process of studentification, particularly in the 

demand for student-targeted cultural and retail consumption. Important to our research, 

The Hub and The James West might be considered purpose-built student accommodation 

by private developers (CORE Campus), not university-maintained, but instead more 

closely related to a more recent trend identified in the studentification literature of private 

sector developments involvement in PBSA.  

 Another important consideration in studentification is whether student-focused 

accommodations are built in response to students’ presence or as a means to attract 

students to the area. Smith argues that many university cities undergo a stage of 

“pre-studentification” which is defined as students moving “into many studentified areas 

prior to institutional actors setting in motion intentional profit-maximisation strategies 

(Smith 2005, 79).” 

Responding to Smith’s (2005) four dimensions of studentification, subsequent 

literature suggests that these definitions might be too narrow to encompass and represent 

a growing diversity of recognized expressions of studentification, including cases of 

purpose-built accommodation and contemporary luxury student living. These diverse 
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studies reconsider students’ accommodation preferences and housing decisions 

throughout college, and broaden the ‘student life course’ and the socio-spatial segregation 

of students. 

The idea of a ‘student habitus,’ or a common set of student dispositions, has been 

important to much of the discussion surrounding social and cultural dimensions of 

studentification (See Smith 2005, 86; Chatterton 1999, 119). Chatterton (1999) identified 

the emergence of ‘geographies of exclusion’ in city centers, whereby ‘traditional’ 

students are privileged, in relation to student-focused entertainment and student housing. 

“Spaces associated with traditional students, such as the hall of residence or certain pubs, 

can be considered as ‘pre-constructed cultural discourses’. Experience within, and use of, 

these spaces allows students to embed and reinforce their identity as a student.” 

(Chatterton 1999, 120) Chatterton analyzes marketing and advertising aimed towards 

students, particularly from Brighton pubs, and corroborates such analysis with 

observation of the co-constitution of these cultural venues and student social life and 

identity. He notes a pronounced commodification of student experience in Bristol, in both 

the housing and retail sectors, and that the primary targets and consumers of this 

commodification tended to be ‘traditional’ adolescent, middle and upper class students. 

Smith (2005, 86) argues that these consumption patterns and decisions about where to 

live are a spatial expression of a ‘student habitus,’ providing students with a sense of 

security and belonging in a potentially uncertain time in their lives. He says, “the 

tendency of HE students to reside in HMO is tied to the search for a sense of belonging 

and membership to the wider student grouping, and signifies collective self-conscious 
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acts of reflexive consumption to buy into the student lifestyle and realise a student 

identity.” (Smith 2005, 86) Butler (2007, 175) argues that in the contemporary context, 

where people choose to live (and thereby their social class and associations) is of primary 

significance to the construction of identity, with occupation and economic mobility as a 

secondary consideration. Though in the context of gentrification in London, Butler’s 

framing of a ‘metropolitan habitus’ that constitutes middle-class identity is directly in 

dialogue with more student-specific literature.  

For example, Munro et. al (2009, 1808) suggest that students move to certain 

neighborhoods to maintain a specific lifestyle. More recent inquiries identify different 

particulars of studentification, such as luxury purpose-built student accommodation, 

expanding Smith’s (2005) definition to encompass different social and spatial relations. 

Hubbard (2009, 1904) argues that “studenthood itself is now being effectively gentrified, 

with institutional investors identifying students as part of that group which possesses a 

‘metropolitan habitus’ and is hence willing to pay a premium for inner-city living. This is 

leading to new forms of private rented accommodation which contrast markedly with the 

traditional ‘student house’- a privately rented ‘house in multiple occupation’ (HMO).” He 

shows an increasing involvement of private sector developers in the creation of 

amenity-rich, high-rise student housing. Previously outside the conceptualizing of 

studentification, purpose-built student accommodation (PBSA) at off-campus sites 

presents particularly concentrated opportunity for a bounded space. Hubbard argues that 

students’ inclinations towards PBSA recall the logics of cultural exclusivity and 

withdrawal of white flight and the creation of the suburbs or gated communities. Students 
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define their own boundaries through an ‘othering’ of local non-students. Notably, 

Hubbard’s (2009) study of purpose-built, off-campus accommodation in Loughborough 

was in part in response to suggestions that these developments might offer a solution to 

certain negative impacts of the conversion of single-family houses into rental properties, 

particularly student and nonstudent conflicts and the physical deterioration and neglect of 

the converted houses. 

Smith and Hubbard (2014) demonstrate that in UK university towns, student 

populations became more concentrated with the development of purpose-built 

accommodation, forming ‘student enclaves’ and exclusionary, ‘student-only’ spaces. The 

authors show links between the supply-side economy and shifts in students’ preferences 

and practices. They argue that, “ student accommodation has become a (re)commodified 

and distinctive housing niche whose design and marketing precludes its occupation by 

non-student households, something that is reinforced by its location away from 

established neighbourhoods. What is notable is that the operation of student housing 

markets reproduces, and transforms, desires for students to locate away from other 

groups, promoting ideas of a distinctive student ‘habitus’.” 

Notable to our case study relative to the preexisting literature, The Hub and The 

James are mixed-use developments that consolidate student activity in an already 

student-concentric area. Whereas in Chatteron’s (1999) study in Brighton and Hubbard’s 

(2009) in Loughborough, both PBSA and student-focused cultural venues such as bars, 

restaurants, cafés, and so on are at a distance from campus, The Hub and The James offer 

student accommodation adjacent to the university as well as other sites of popular 
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cultural consumption (particularly along State Street) while still being integrated in 

certain ways with downtown Madison.  

 
Figure 4. Outdoor seating at Colectivo Coffee. Source: Nathan France (November 2016) 

 

Figure 5. Naf Naf Grill in the Hub is now open late to accomodate bar time on State Street. Source: Nathan 
France (November 2016) 
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Summary 

In our research we address questions about society and space in relation to 

high-rise, luxury apartment developments in the downtown Madison and campus area, 

with particular attention to the recent additions, The Hub and The James. We posit these 

questions within the context of trends in student housing and the Madison housing market 

more generally, and in relation to theories of gentrification and, more specifically, 

studentification. Might these buildings be considered ‘student enclaves’? Do these spaces 

produce cultural exclusivity and/or forms of exclusion? Is there spatial segregation 

involved, over campus, over and within each building? How might student congregation 

of housing and leisure be constitutive of a student identity? In short, we seek to further 

complicate the diversity of conceptualizations of studentification through studying luxury 

high-rise student living that is central to the campus area and in the context of Downtown 

Madison, making for a particular expression of the economic, social, cultural, and 

physical dimensions of studentification. 

Methods: 

We administer a mixed-method, all-campus questionnaire to better understand 

where students are living, in what type of housing, and for what reasons, as well as to 

gauge students’ conceptions of affordability in housing, and their interactions with and 

perceptions of The Hub. In developing our survey we provide questions that identify the 

attributes, behaviors, and attitudes of our survey respondents in relation to them as 

students and their housing. The survey includes a map of the Greater Madison Area for 

students to click on their housing location, providing a geographical context to a student’s 
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response to housing preferences and their perceptions of affordable and luxury 

accommodations. In order to better understand our respondents attributes, or their 

characteristics, we ask demographic questions that correspond to those collected in the 

U.S. Census data. In addition we ask respondents about their identities as students, which 

includes asking about enrollment and residency statuses. In order to gauge housing 

preferences we ask respondents about what type of housing they live in, what they could 

afford to pay for housing and what factors they consider when selecting where to live. 

Respondents are also specifically asked in an open response question about what the 

perceive to be the impact of the Hub is on its surrounding environment. With this 

question we hope to better understand how respondents feel about the addition of a mixed 

use apartment building. Finally, we ask respondents about their behavior. In another open 

response question we ask whether or not they use the Hub and the businesses within it 

and what is their reasoning is for doing so. Once again through this question we hope to 

understand respondents preferences and perceptions in relation to housing and 

development. Our survey was administered through both email invitation and social 

media. Our main target audience is students (McGuirk et al 2005). We recognize that 

there is an inherent bias in our surveys as our sample is not entirely random; participants 

who choose to do the survey are more likely to have an interest in the topic.  

In considering the complexity of students’ behaviors and motivations, as well as 

the ways in which people are enrolled in processes of urban change, we conduct 

interviews with students, a local government official, and a local business owner 

displaced by the Hub for a diversity of voices concerning urban change in the State Street 
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area and the role of the Hub and the James (Dunn 2009). To inform our survey results we 

interview first year students currently living in UW residence halls that have signed 

leases for 2017-2018 at either The Hub or The James. Here, we are interested primarily in 

these students’ decision-making and their ideas about what life in these apartments will 

be like relative to the dorms and their current social networks. We contrast these 

students’ responses with two other interviews of students who are not living at the Hub 

and have no plans to. Again, we compare the responses of these two interviews to 

patterns in our survey responses. We interviewed District 8 Alder Zach Wood, who 

represents much of the UW campus, for a perspective on urban change at the bottom of 

State Street in the past decade that is informed by city governance and urban planning as 

well as student experience, as Wood himself is a recent alumni. Wood has been present 

and vocal in the discussion surrounding luxury developments and changes in student 

housing, including concerns about affordability.  Finally, for a better understanding of 

social and cultural dimensions of the area before the construction of The Hub, we 

interviewed Hamed Zarafi, the owner and manager of Kabul restaurant. See Appendix A 

for paraphrased transcripts of all interviews.  

We also analyze CORE Campus advertising and promotion on websites and in the 

media, both images, copy, and verbal statements as well as the marketing of various 

businesses at the Hub to better understand the ways in which mixed-use developments 

like the Hub and the James reify or redefine students’ ideas about housing, self, and other 

(Rose 2001). See Appendix D.  
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Results: 

Using the information we gathered from the survey we constructed a heat map. 

This map shows us where there were concentrations of people living who took our 

survey. It’s important to note that this map is edited, but it doesn’t interfere with our 

results. We have a very large number of responses coming from the Kronshage residence 

hall. We want to show the distribution of student living location across Madison, and the 

results from Kronshage made it very difficult to see the other areas of interest due to their 

faint appearance on the heat map. In order to create the heat map we discounted survey 

responses of those who lived in Kronshage in order to make other areas of interest around 

Madison more visible. There are areas of higher responses on Spring Street, East Gorham 

Street, and Bassett Street. It was visually interesting to see that the areas of interested 

stopped just short of the area where the Hub is at. Few of our survey respondents seemed 

to have the buying capacity to live at the Hub, but they could afford areas just around it. 

 
Figure 6. Distribution of student housing of survey respondents.  
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 We wanted to find out more about student’s housing preferences and what went 

into their decision making process when looking for housing. In order to get this 

information we created a survey to help us understand not only their decision making 

processes, but their feelings towards State Street, the Hub and its businesses. There were 

several sections in our survey results that we believed were important to take a closer 

look at. Using three sections of survey results we came up with three different 

contingency tables. We used these to help gauge where there were large areas of 

demographic overlay. 

The first contingency table (See Appendix C, Table 1) compares the survey 

respondents’ residency status to the highest rent they could reasonably pay a month as an 

individual. The largest group was in-state residents who could afford $500 to $749 a 

month. This group made up 42% of the results. $500 to $749 a month was the most 

populated category for reasonable rent containing 57% of survey respondents. The 

second contingency table (See Appendix C, Table 2) compares what the highest rent the 

survey respondents could reasonably pay individually a month to the type of housing they 

currently live in. The largest group of respondents is the one that lives in a residence hall 

and could afford at most $500 to $749 a month. $500 to $749 a month also was the most 

populated group on this contingency table as well making up 57% of the results. 

Regardless of housing choice the ability to pay $500 to $749 a month was consistently 

the most popular choice aside from the survey respondents who live in a HMO had the 

same amount of people who could afford $250 to $499 a month as people who could 

afford $500 to $749 a month. The third contingency table (See Appendix C, Table 3) 
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compares what the survey respondent’s residency status is to the type of housing they 

currently live in. The majority of people shown in this contingency table live in a 

residence hall with 51% of survey respondents living in a residence hall. The largest 

group was survey respondents who were in-state residents that lived within a residence 

hall, making up 34% of the results.  

We asked what students could afford to pay individually a month. 54% of 

students could only afford to pay $500 to $749 a month in rent individually.  

Figure 7. Range of monthly rent that 

survey respondents are willing to pay 

as an individual. 

 

The cheapest two-bedroom 

apartment at the Hub costs each 

individual $1,150 a month (See 

Appendix D). This is a $401 to $650 disparity between what a majority of our survey 

respondents could afford. It is possible for some to afford it if they live in a double 

occupancy apartment, but that could still put it out of reach for those in the $500 to $749 

double occupancy price range being at the further end of this affordability range. For 

94% of our survey respondents this price is too high.  

Finally, we took a look at what was most important to the participants when it 

came to what they were looking for in housing. In order to find this out we asked our 

survey respondents to order five factors that went into their decision making process. 

Using this we were able to see how people ranked their priorities differently. The top 
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Figure 8. Rankings 
of survey 
respondents’ 
priorities in 
deciding on 
housing.  

 

three things 

people look for 

in housing based 

on our results are price, distance from classes and amenities. We looked at these results 

by looking at what the largest number of responses is for each ranking. 78% said that 

price is their first priority, 31% said that distance from classes are the second most 

important priority and 50% said that amenities are the third most important priority.  

Analysis and Discussion: 

Student Reasoning for Use or Lack of Use of the Hub 
 

In order to gauge how student perceptions tie into how and whether students use 

mixed-used residential spaces, survey respondents were specifically asked whether or not 

they actually used the Hub and the businesses below it, and their reasons for using (or not 

using) that space. When the responses were analyzed, they were separated into 4 

categories; use of the Hub, lack of use of the Hub, use of businesses, and lack of use of 

businesses. By separating responses into these categories, we are able to see general 

trends in the use of these spaces. Then, when looking into each individual category we 

can see what specific reasons arise in regards to whether or not students use the Hub and 

its businesses. 
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The majority of the respondents reported that they do not visit the Hub 

apartments. For those who did respond that they used this space it was primarily because 

they lived there or that they knew someone who did. The only way to access the space 

was to have personal access or to know someone who did. Conversely, those who did not 

use Hub responded that it was because they did not live there or they did not know 

someone who lived there. Some respondents expressed explicit reasons for why they 

wouldn’t want to even potentially go to or live at the Hub, in sum “it is elitist and wildly 

expensive and excessive” (68). 

In regards to the businesses, students’ reasons for whether or not they frequent 

these spaces are more varied. This include the respondents simply enjoying the quality of 

the good and services these businesses produced.  

It brought some cool modern businesses and restaurants. I don't care that there's a 
big apartment building, as long as the business below it are nice (58). 

 
Colectivo is convenient and a nice study spot, and I'm really a fan of NafNaf. I 
don't think that their placement in the Hub specifically impacts how often I use 
those businesses, if they were anywhere within the same neighborhood I would 
most likely still frequent them (70).  

 
Some students separate the business from the Hub as residential structure and 

discuss them as only connected by proximity while others view the entire structure as a 

singular entity. Convenience in regards to location is another reason to why respondents 

choose to use these spaces; the building is simply close to where they live, where they 

have class or where their friends live.  

On the other hand, students who didn’t use these spaces listed different, almost 

opposing reasons to those who did. For some, these businesses are too far away, or they 
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had no need for the services they offer. Other respondents claim a general distaste for 

these establishments, stating that they would rather support local businesses, which 

would not include those within the Hub. In addition to this the businesses do not fit to 

what some respondents view of what downtown Madison should be like.  

I would rather support local establishments over the chains they have placed 
beneath the Hub (127). 

 
[I] generally try to support local businesses as opposed to large commercial ones 
(2). 
 

In addition, respondents list businesses as average in both services and social atmosphere, 

connecting this to the idea of chain or commercial businesses.  

 
I go to Colectivo for the coffee but I don't care for the atmosphere that the 
students in that area create. (101) 
 
Pretentiousness and lack of Madison personality. Would prefer supporting 
businesses that actually need and deserve customer (48) 
 
I don't know anyone and I don't want to go there because I don't like to do things 
that every single other freakin’ person does. (36) 
 

Finally, the most common reason for not using the businesses is due to cost.  

I can't afford to use the businesses frequently (26) 
 

Too expensive (42).  
 
Student Perceptions of the Hub and its Impact on State Street and Students 

 

The survey included the following open-form question to better understand 

students’ attitudes, perceptions, and ideas about the social and economic impacts of the 

Hub on campus and State Street: “What do you think the impact of a building like the 

Hub and its businesses have on students and the State Street?” Those who indicated that 
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the Hub has a positive impact generally cited economic improvement and better business 

for the area, an increase in social activity, or a more metropolitan or trendy culture. In 

contrast, those who indicated that the Hub has a negative impact consistently cited higher 

rent and consumer prices, displacement and inequality, changing cultural practices, or an 

unpleasant façade.  

Students described the bottom of State Street and the Hub as an increasingly 

dense center for consumer and cultural activity: “the intersection is far more active than I 

remember it ever being when [it was] the University Inn” (106) and “it makes it a lively 

place during the weeks with students” (32). Along with encouraging “social activity,” 

some students see the Hub as an aesthetic improvement to the area: “It makes State Street 

more appealing and is a very attractive building that has prestige” (6) and it’s a “modern 

metropolitan spin on State Street.” (16) Other students stressed the economic benefits of 

this activity, including a positive outward influence, some of which correlating daily 

pathways to economic prosperity. Stated plainly: “I think it's invigorates the economy” 

(19). 

Yet other students were preoccupied by the appearance and presence of the 

structure, one student lamenting, “It's utterly unremarkable, daunting, and an eyesore on 

the State Street landscape” (50). Respondents consistently expressed concerns about the 

addition of the Hub and its businesses as constituting a new social profile and dominant 

culture in which more affluent students are concentrated, catered to, and privileged, 

creating an “exclusionary atmosphere” for some students. For some, the Hub is a 

mechanism that further divides and distances the student population socioeconomically.  

I think it caters to upper class white students and leaves all others behind (64).  
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It further entrenches the student body in class divides that are already a problem 
on our campus (72). 

 
It creates a very stratified culture of elitist students who are all the same (43). 

 
This exclusive space is posited against a disappearing State Street and Madison identity 

as defined by its uniqueness, small-town feel, and locally owned businesses.  

I think it adds a level of corporate and upper class culture that I think directly goes 
against what State Street stands for and cultivates … Now that part of State looks 
like all the other cities that are being replaced with bland gentrification that makes 
all cities look the same and lose their uniqueness and culture (64). 
 
State Street has lost its charm and local feel with the introduction of the Hub and 
its businesses (72). 
 
[The Hub] promotes a 'high end' atmosphere on a pedestrian block that has 
traditionally been valued for its small shops and restaurants (76). 
 
State Street doesn't even feel like State Street (36). 

 
Students also situate this concentration of affluent students and cultural shift within a 

process of gentrification, oftentimes specifically to describe higher rents and prices in the 

area, and the displacement of local business and lower income students as a consequence 

of high-end, high-rise developments in the center of campus.  

It seems to create a concentration of wealthy, out of state students. The presence 
of wealthy students has resulted in more high priced stores moving into the State 
street area pushing out small local businesses. I have lived in Madison for 22 
years and have witnessed a fundamental shift in the types of businesses on State 
Street and the population of people that live and shop in the area. In a nutshell, it 
is in the process of being gentrified (67). 
 
It seems like they somehow gentrified an already gentrified area (37). 

 
Students also expressed frustrations about the apparent absence of affordable housing 

options in the downtown area, as compared to consistent additions of high-end 
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accommodations housing market: “I find it frustrating that all these luxury young 

professional orientated housing are being built and affordable places aren't” (46). 

In contrast, one student described students’ ideas about the Hub and its residents 

in relation to a stereotyping of students that live in the building: “it creates a social 

hierarchy and stigma against students who live in the Hub as rich/over the top 

individuals.” Another student neutralized the social consequences of the Hub.  

I don't think those businesses have had much of a negative or positive impact on 
students. If people want to shop or live there they can. There are plenty of other 
housing options, it's not as if the hub displaced reasonable housing. The 
businesses cater to wealthier students, but again, it's not as if they displaced more 
affordable businesses. People who choose to live there benefit, people who live 
elsewhere, in my opinion, are largely unaffected (88). 

 
Finally, respondents also noted changing expectations of quality and 

comfortability in housing and lifestyle amongst their peers, which might negatively affect 

those who cannot afford to live in or frequent the Hub or similarly expensive apartments 

and businesses.  

I think it sets an unrealistic standard of living for students (73). 
 

I think it sets up an illusion of what living with friends in college should be like 
because it sets a really high standard for students and especially if you are 
self-funding your time here, can really negatively impact your psyche and 
perception of normalized college-style housing options (42). 

 

Student Interviews 

Four interviews were conducted with University of Wisconsin-Madison students. 

In these interviews students were asked questions that related to their current housing 

experience, their housing preferences, and specifically about student-oriented apartment 

complexes like the Hub. Of these four students, two signed leases to live in luxury 
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apartment buildings, one in the Hub, and the other in the James, the third lives in a small 

apartment building, and the fourth a house.  

When comparing the responses of the students who are signed to live in large 

apartment complexes versus those who are not, some trends emerge in how these students 

view these structures. Whether there were economic barriers to living at the Hub as well 

as whether there was a negative perception of the lifestyles of those who live in that space 

determined whether a student would live in a building like the Hub. For one interviewee, 

the Hub held the social life she wanted and cost of living there was reasonable. As an 

out-of-state student the prices were comparatively cheap from those on the East Coast 

especially where her brother attends college. For another interviewee, who was looking 

for a nicer high-rise apartment, cost was also only marginally a factor. For two 

interviewees who would not live in the Hub, these barriers were more pronounced. One 

interviewee, who was looking for an apartment with rent around $400, could not afford to 

live there. He views the Hub as just another level of luxury living for students, bigger and 

better than its predecessors. It is something that is unnecessary when he is just really 

looking for the basics in terms of housing. He states: Why would you look there when 

there are cheaper options only a few blocks away” Another interviewee stated “Price is 

important because housing is very expensive in Madison when you are a college student 

trying to fund yourself.” He stated that the Hub creates a sense of entitlement and draws a 

certain type of crowd. Often it includes those with a privileged background in terms 

socioeconomic status. These people have a preset notion, this “idea” that high-rises are 

what college living is like.  This student claims “I felt like I didn't belong there”.  
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The Hub and the James Branding and Architecture: defining student living  

  

Following Robert Sack’s reading of advertising as a text in deciphering the 

meaning of consumption, we adopt a similar framework in analyzing CORE Campus 

advertising and promotion on their website pages, corespaces.com, livethejames.com, and 

hubmadison.com and an article in Madison magazine InBusiness entitled “Madison’s 

Past and Present Collide at the James.” Further, we consider the retail and service 

businesses below the Hub as advertisements in themselves, constructing students’ 

everyday life and ideas of the self and others. Sack (1988) argues: “Advertisements are 

often part of place and themselves portray and sell geographical contexts. They frame 

idealized worlds that reveal how products are supposed to affect our lives, and these 

messages become part of people’s attitudes towards the actual products that appear in real 

places.” While Sack’s concerns are primarily with mass consumption, his ideas 

nonetheless are particularly poignant in relation to the marketing of living spaces, 

especially in tandem with considering basic architectural decisions and their role in 

placemaking. 

Of greatest relevance to our discussion is first, the branding of the Hub at 

Madison, as with other Hub locations, as a redefinition of what university students should 

expect of their housing and student life and second, the construction and marketing of the 

James in two separate wings, one of which is explicitly for students and the other, 

presumably, for non-students. Consistently throughout the Hub branding there is 

redefinition of student housing and amenities, college life, affordability and comfort in 

juxtaposition to ideas of student housing as necessarily cheap and low quality. The CORE 
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Campus homepage is particularly illustratory of this mission: “Forget cramped dorms. 

Forget tiny beds and cafeteria food. We believe students deserve all the comforts of 

home- and then some. From sweeping views and rooftop pools to the smallest details in 

our fully furnished apartments, we’ve revolutionized student housing style- and lifestyle.” 

(See Appendix D) The website for the James indicates an equally amenity-rich and 

immersive student lifestyle, but this time as explicitly separate from non-student life. The 

website, just like the building itself, is divided on the homepage into east and west 

sections. The west section boasts up to 5-bedroom units, fully furnished, with individual 

leasing, double occupancy and roommate matching options available, catering directly to 

students. In contrast, the east section seems to be marketed towards less transient 

individuals, presumably non-students. 

Figure 9. Homepage of the James website (livethejames.com). Users enter only by first making a decision 
between the west (for students) and the east end (for professionals), directed in their decision by bullet 
point summaries of each wing’s basic offerings. 
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 The architecture of these buildings further indicates the ways in which they are 

transforming State Street physically and socially. The purpose of the split design of the 

James is to meet the demand for luxury accommodation in downtown Madison for both 

students and young professionals. Interviewed for an article in InBusiness, Melissa Plath, 

head of new business at CORE, describes Madison as one of the few cities in which both 

the university (appropriate for student-only accommodations) and downtown (appropriate 

for multifamily developments) converge in a mixed housing market. Flath says “that’s 

where The James comes in. We are the best mix of both in an area that requires both. 

Students can still have a bit of the ‘college scene,’ and some young professionals want to 

stay a little closer to the community feel that comes with an amenity-rich apartment near 

a university…Because of these two separate offerings, The James caters to just about 

anyone looking for amenity-rich apartment life in downtown Madison.” This split, then, 

involves a physical delineation of students and non-students that is monitored by the 

physical design of the building: “The two wings are separated by an access-controlled 

door and a private set of access-controlled elevators.” (Busch 2016, 2) 

Finally, it’s worth noting that the businesses below the Hub apartments, while not 

exclusively marketed to or frequented by students (Colectivo Coffee in particular seems 

to be a gathering place for non-students), have transformed the 500 block of State Street 

and contribute to students’ construction of everyday life. Price points alone at both retail 

and restaurants indicate inaccessibility for some students, as some survey respondents 

mentioned. Beyond price or taste in clothes and food, businesses advertise ideal lifestyles 

and bodies. For example, American Eagle subsidiary Don’t Ask Why sells women’s 
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clothing “inspired by NYC street style and made in Italy in unique silhouettes that flatter 

nearly every body type.” In other words, each clothing item comes in only one size, 

claiming an archetype for women’s bodies and othering anyone who does not fit their 

image. 

 In sum, representations of the Hub, its businesses and the James, as well as their 

physical, architectural layouts are constitutive of a student identity that is necessarily 

exclusive and of changing expectations of student housing and lifestyle at UW-Madison. 

Further research might pay greater attention to trends in neighborhoods such as Bassett, 

Mansion Hill and Greenbush, where many students are concentrated in cheaper, 

low-quality houses, and their relation to centrally located high-rises, considering case 

studies in the UK that cited PBSA as a solution to degraded stand-alone rentals and 

student-neighborhood conflict. In Madison, high-end apartment complexes are 

increasingly replacing multiple stand-alone rental properties, particularly in the Bassett 

and Greenbush areas. Further, the City continues to incentivize the conversion of 

multi-unit houses to owner-occupied houses in these neighborhoods.  

Conclusion:  

Our research is situated within a growing diversity of case studies and 

conceptualizations of studentification. We consider the Hub relative to off-campus 

purpose-built student accommodations by private developers in the UK and a ‘student 

enclave’, but in the context of Madison where both University and downtown areas are 

more intertwined spatially and socially. Further, we consider the James as an expression 
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of this convergence of ‘town and gown,’ providing both student and nonstudent high-end 

housing in the same structure while setting boundaries between the two groups. 

In addressing the degree to which the Hub might be considered an ‘exclusionary 

space’ or a displacement of students by students, we emphasize students’ perceptions of 

the Hub and its impact on students and the State Street area as well as students’ reasoning 

for visiting or not visiting the Hub apartments and businesses. Overall, the Hub has an 

involved role in the urban change taking place in the State Street. Structures like the Hub 

and the James exactly fit the descriptions of the high-rise apartments demanded by a new 

demographic of students and millennials. It is a building with rental units in a more urban 

downtown location. In addition, the Hub is increasing the cost of renting and living for 

students in downtown Madison as the new top of the market. Mixed-use structures like 

the Hub also create commercial changes as well. Higher rents for the commercial spaces 

within it bring in larger regional and national chains while displacing local businesses. 

Finally, the Hub is changing students’ perspectives and perceptions in regards to their 

own housing, and how the cost and social atmosphere of their housing and others’ 

housing provides them with a sense of belonging or not.  
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Appendix A: Interviews 
 

What follows are approximated transcripts from all participant interviews. The 
dialogue presents preformed questions by the researchers and a reconstruction of 
informant’s responses, paraphrased from the researchers’ collective notes.  
 
The privacy statement we distributed to all interviewees reads:  
 
Hello! 
 
We are Geography students at UW- Madison working on our senior capstone project. Our 
research seeks to better understand how urban housing developments, specifically 
high-rise, mixed-use buildings such as the Hub, have contributed to the transformation of 
the State St District in recent years.  
 
Your privacy is highly important to us. We will not collect any personal information 
without your expressed written or oral consent. In our paper and any presentation 
thereafter we will use a false name or identifier, such as Interviewee A, unless you would 
like to be identified by your name. Please do not answer any questions that you do not 
want to. You’re free to end your participation in our interviews or surveys at any time.  
 
If you would like a copy of our final paper or have any questions/concerns please email 
us at nfrance@wisc.edu .  
 
Thank you!  
Nate, Kaia, and Matt 
 
Zach Wood: Local Government Perspective on Student Housing and Affordability  

This interview was conducted on November 4, 2016 by all researchers. Zach 
Wood is the Alder of District 8 in Madison, which encompasses much of campus and the 
bottom end of State Street. He is a recent UW graduate, elected to the position in April of 
2015 on a platform that emphasized a need to engage students in local government and a 
growing concern for affordable housing for students. The interview took place in the 
outdoor seating area at Colectivo Coffee on State Street on a Friday afternoon.  
 
Could you please describe your work as Alder of District 8 and why it’s a position you 
chose to occupy?  
 

It’s an elected position, not a chosen job. I graduated from UW- Madison in 2015, 
and was interested and involved in politics throughout college. At the local level 
of government there is more tangible change. The biggest issues I identified in my 
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campaign were increasing students’ engagement with local government and 
student housing.  

 
The Madison housing market has made a drastic shift from occupant-owned to rental 
housing, how long do you see this trend lasting? 
 

It’s an ongoing national trend. Baby boomers are moving out of their homes while 
millennials are not buying homes. They’re converging downtown, meaning a 
wider range of amenities such as senior living or mixed-use developments.  

 
It’s a feedback loop. There’s a market for high-end student housing 
developments, if you build it they will come. There’s a willingness to pay more. 
Parental income at UW is increasing. Students cycle in and out every 3 to 4 years. 
The university becomes a sort of Country Club. 

 
Madison is a housing market disaster in the making: the Capitol, state and local 
government and the University are all concentrated downtown; the isthmus is a 
geographic constraint; the height cap is a vertical constraint; Epic is an additional 
pressure, “they want to live near the stuff”. There’s a supply and demand issue.  

 
Is gentrification taking place in Madison? Does this type of urban change directly apply 
to downtown Madison where luxury apartments are being built? 
 

Madison is a unique type of gentrification. “We have gentrified working class 
students.” Students have been pushed further out of campus where the quality of 
housing is lacking.  

 
What are the incentives for the City of Madison to approve high-end, high-rise 
apartments downtown? 
 

Tax base. Property taxes.  
 
How does the City find middle ground when raising tax revenue and creating affordable 
housing? 
 

There’s a paradox in the need for money to fuel projects that take care of people 
 and the money for those projects coming from the tax revenue of these 
developments.  

 
TIF financing is not allowed for student housing. I have asked for a review of this 
policy. 

 
How does the City define affordable housing? 
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What is considered affordable is tied to average median income, with different 
levels.  

 
The total cost of attendance is going up. There’s no cap on out-of-state students 
and compared to where they’re coming from, Manhattan, Chicago, LA, these 
high-rises are cheap. It’s a shift, but only for those that can afford it.  
 
In the 1990s, there was as effort by the City and University to contract campus, 
zoning caught up in the late nineties. Neighborhood Associations didn’t want 
students living in the area because of lifestyle differences, such as the Mansion 
Hill historic district.  

 
On Old University there is a concentration of Graduate students and low-income 
students. There’s a pocket way down Park Street, pushing people out.  

 
The small cap TIF program in the Greenbush and Mansion Hill neighborhoods 
provides loans and assistance for conversion of rental properties. Young people 
aren’t buying homes coming out of college. Student debt delays homeownership.  

 
The campus area is one of the most expensive places in Madison to rent.  

 
More housing coops in Madison could provide affordable housing options, but a 
major barrier is that coops are not eligible for Food Share and SNAP.  

 
The University has no emergency housing available.  

 
It’s hard to justify freestanding homes downtown. The City mostly looks the other 
way for coding violations. If these houses are cited they will have to be 
condemned, and then likely developed.  

 
UW is formally not involved in off-campus housing. Lucky apartments were a 
partnership only in commercial spaces of the building.  

 
There has always been a concern about affordability; everyone adjusts to each 
new development. When Luck was built the definition of rent at UW began to 
change. The Hub is the top of the market now and as it keeps filling up rents will 
continue to go up. People hope that it’s going to pop, to pursue a better vacancy 
rate. It’s like having 12 pounds in an 8-pound bag.  In 50 to 100 years we’ll have 
to reconsider the height cap.  

 
The Hub and the James are symbols, it’s about what they represent. There’s this 
romanticized ideal of university of everyone mixing and mingling, but the people 
who live in these buildings are in a different tax bracket. This type of thing 
threatens it. There’s a large gap in student housing between shitty and cheap and 
nice and expensive.  
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The businesses here - Mooyah, Salads Up - are campus chains. They might have 
started local but they figured out what worked, and expanded to different colleges. 
They are ‘Fake college stuff’. There’s a loss of mom and pop retail on State St, as 
they can’t sustain the overhead cost with increased rent. Restaurants and bars can 
afford to pay more for the location. 

 
The James split is a visualization of its cause. They might as well put up an now 
leaving campus sign on the East end.  

 
Hamed Zarafi: Local Business Perspective on State St, High-Rise Apartment Buildings, 

and Displacement 

 This interview was conducted on December 5, 2016 by all researchers. Although 
we prepared a structured list of questions, the interview was more of a free form 
conversation that still addressed the totality of our questions. Questions from our list are 
noted when explicitly asked, otherwise Zarafi lead the conversation with direction from 
our occasional responses and interjections. Hamed Zarafi is the owner and manager of 
Kabul restaurant, previously located within the University Inn, now located at 540 State 
Street on the second floor. Zarafi offered a personal account of his experience of the 
economic and social evolution of State Street, and specifically the 500 block. Further, he 
detailed.. The interview took place at a booth in the back of Kabul. Zarafi kindly served 
us tabbouleh, bread and soup before we began. 
  
Could you please give us a little background about the history of Kabul as a business in 
Madison? When did Kabul first open and what was Kabul like at it’s previous location? 
 

We opened in May 1989, we’re at 27 years now. Back when we opened State 
Street was very different. Almost all the restaurants and retail were local. Now 
most of what you see, the majority are chains. This has a negative effect. There’s 
less reason for people to venture from the East and West sides. Only businesses 
catering to students can do well. For example, Mia Za’s. These businesses don’t 
last more than a couple years. 
We were in University Inn, there were three other restaurants there as well, 
Buraka, Husnus, .. When you came to the 500 block, with Gino’s right there, I 
have a lot of choices, places that I enjoy. Competition is good for local business. 
It was better having them around, having four or five places right there. … 
Married families are less likely to come downtown. I have friends who haven’t 
come downtown in 5 years. They’re comfortable where they are. 

  
Even something like the Kohl Center that we initially thought would be good. But 
the majority of people just go to bars; they don’t come here to dine before or after 
the game. 

  
My clientele is not students. Students tend to be in a hurry. They think they have 
to spend more here, but actually at those burger places, Q’doba, they’ll end up 
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spending at least ten dollars. You come here for a full meal, soup, salad, entrée, 
with fresh ingredients it’s the same price, ten or eleven dollars. 

  
State Street was a lot more interesting back then. All these little local clothing 
stores are hurting. 

  
It’s sixty dollars per square foot. That means eight to ten thousand dollars per 
month. Within two years Naf Naf will be gone, the teriyaki place will be gone. 

  
Part of the reason I moved upstairs is it’s cheaper. I wanted to stay close to 
campus because we get a lot of business from professors, conferences. But it’s a 
double-edged sword. It’s easy to walk by; we don’t have visibility anymore. The 
space is so much bigger and the kitchen is in the back. You can’t smell it from the 
street walking by. 

  
Repeat business is the majority of our business. 

  
When did the property owners or developers of the Hub (the Mullins Group or CORE 
Campus respectively) first approach Kabul to explain their plans to redevelop? How did 
they explain their proposal and how it would impact Kabul? 
 
 It was terrible. They gave us three months notice, whatever the legal minimum iss 

We were there for twenty-four years at the time. Not only did we pay rent but 
taxes on the property too. And some business in the University Inn paid part of 
their profits. I refused to. If we would have had more we could have found a more 
suitable location. We were blindsided. 
Husnu was in his mid-sixties. He loved his business; he was there seven days per 
week. For him it was a lot more devastating. 
So we lost six hundred thousand dollars moving, not being open for a year. With 
more notice I could have cut that in half. 
They [Mullins] gave us the notice and that was it. For them, it’s not their problem. 
It wasn’t about the relationship it was about the money. With a twenty some year 
relationship you would think they would at least give us more notice. But I think 
partially they were worried if they did people would leave. They wanted to make 
as much money as possible to the last moment. 

  
Before the Hub, were there any other proposed redevelopments of the University Inn 
while Kabul was there? 
 
 No. Mullins wasn’t interested in selling for a long time. Not until maybe a few 

years before 2013 did they probably think about selling. 
  
Throughout the process of approval and redevelopment of the Hub, did you hear from 
community members and patrons regarding their opinions and feelings about the 
redevelopment and your move? 
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People were not happy. But it doesn’t mean that much. The sentiment was nice. 

  
I don’t know how the City decides who moves in and out, but part of the reason 
State Street was so successful in the past was because they wanted to keep it free 
of chains. It seems like around five to seven years ago this began to change. 
It used to be a flat fee for outdoor seating, but last year they changed it to a fee per 
square foot. The City doesn’t understand, most people working in politics don’t 
understand the private sector, of building something up yourself, because they’ve 
never done it. You’d think they’d have discussions with the people they are 
actually affected. 

  
The other thing that hurt State Street is ten years ago the Square was like a ghost 
town after 5pm. Now there’s many new restaurants and bars that people go to 
instead of State Street. 

  
I still believe you can make it if you give people a good product.  

 
Student Housing Preferences Interview 

The following interviews were with first-year students living in a university 
residence hall that had signed on to live at either the Hub or the James in their next year 
of school. All interviews took place in the common areas of these students’ dorms.  
 

Interviewee A  

This interview was conducted in the afternoon on November 15, 2016 by 
researchers Nathan France and Kaia Palm-Leis.  
 
Where are you living for the 2017-2018 school year? 

At the Hub. 
 
What resources did you use in your search for housing? 

Not much. I’m living at the Hub because there’s no house for my sorority and 
most of my sisters live there, so for a closer sense of community. We rushed in 
the first week so I knew pretty early where I was probably going to live and didn’t 
really look into other apartments.  
 

What standards did you have when looking for housing? 
I wanted to be close to State Street, Lakeshore [current dorm] is so far away. 
Location was important to me. The Hub is close to Humanities where most of my 
classes this year are and will be next year. Generally my classes are in the State 
and Bascom area. 

 
Have you been to the Hub before? Why? 

Yes, new member meetings were at the Hub at first. I’m there at least once a 
week. We meet there before we go out. 
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What role did the following factors play in you decision to live in the Hub/James? 

a. Amenities 
I really like the amenities, the gym is really important. It’s so easy to get 
to since it’s on site, so I’ll go more. The pool is nice too, and the spa. 
There’s a one-time $250 fee for access to amenities. 

b. Rent price 
My parents were fine with me living there, and they’re paying for it. My 
twin brother lives in Boston, so wherever he lives is expensive. Compared 
to that the Hub is a good deal. My parents were more lenient. My friend’s 
parents wouldn’t let her live with us because of expense. 

 
Did you consider looking at other apartments? 

No, I didn’t really look at many apartments.  
 
How do you think your housing next year will compare to your current housing 
experience? 

It’ll be a lot better than now. I’m on the 10 th floor, the top floor, with my own 
room, and a kitchen to cook in. 

 
Who are you living with? 

I’m living with three others in the sorority and one other friend that replaced my 
other sister that couldn’t live there.  

 
Interviewee B 

This interview was conducted in the evening on November 15, 2016 by 
researchers Kaia Palm-Leis and Matthew Smith.  
 
Where are you living for the 2017-2018 school year?  

The James 
 
What resources did you use in your search for housing? 

Mainly word of mouth and looking online. I know some older students and they 
told me what they thought of different places, their prices and their amenities. 
They also mentioned to start looking into housing early. I saw the office of the 
James, and dropped in. The staff there was willing to help with anything and was 
very accommodating. It was a super-efficient process in terms of looking into 
layouts and signing a lease. The James website was super easy to navigate too. 

 
What were the primary reasons you decided to live in the James? 

The two biggest factors for choosing the James for me was the location and what 
you get for the price. It costs less than the dorms, and less than the Hub with 
similar amenities. The James offers a pool and hot tub on the roof, a sauna, and 
lots of common social spaces. The Hub has flat screen TVs and hot tubs in some 
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rooms. The James doesn’t which drives down the cost for water, electricity, and 
insurance. 

 
What role did the following factors play in your decision to live in the James? 

a. Location  
It’s close to the Business School, close to State Street, and close to campus 
in general.  

b. Amenities 
It’s worth what you get for the price, a washer and dryer in the unit, 
quality appliances, and a personal deck.  

c. Social Life  
I’m living with friends. I imagine the James having a social atmosphere 
driven by its layout and amenities. 

d. Price  
My parents are paying, so they had to okay it. They agreed that the quality 
of the building is worth what they are paying for it.  

 
Have you been to the Hub before? Why? 

Yeah I had been to the Hub with some friends, it made a good first impression. 
 
Did you consider looking at other apartments? 

I didn’t look into houses, only at apartment complexes, especially since the 
apartment companies make it easy to find them.  

 
How do you think your housing next year will compare to your current housing 
experience? 

How much maintenance you have to do on your own is less in apartments. There 
is more flexibility with how many people you want to live with. It’s easier to do 
the basics in an apartment, like laundry and cooking. And the building in general 
is nicer. Just more adult living. I’ll have my own bathroom, more space, more 
living space, and easy access to everything. 
 

12th floor private access key: Resident “does it actually mean anything, is it just that you 
have a key card” If cost wasn’t a factor: he would pick the James because it new 
 
  
Interviewee C  

This interview was conducted at 11:30am on December 3, 2016 by researchers 
Kaia Palm-Leis and Matthew Smith.  
 
Please briefly describe your housing history as a student at UW-Madison. 

 Currently I am living at 265 Langdon with Mullins Apartments, last year I lived 
at Park Regent apartments with Forward Management. Before this I lived in 
UW-Madison Residence Halls 
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What resources did you use to look for housing? 
Living at Park Regent was happenstance, a group of friends needed a fourth 
roommate. For the current year, my search was more intentional, searching online 
for one person apartments. 

 
What specific standards did you have when looking for housing? 

“Price is important because housing is very expensive in Madison when you are a 
college student trying to fund yourself. Especially when working student jobs 
doesn’t cover it”  It was important to find an apartment that was furnished and that 
had utilities that were included in the rent.  The relative feel of the apartment was 
important in that the building itself was quiet. Location was also important. 

 
Have you been to the Hub? What did you think of it? 

“A friend was having a social gathering, it felt bougie, like I didn’t belong there”. 
It had a lot of extra amenities 

 
What role did the following factors play in your decision to live at your current location? 

 Living close to State Street was important. As long as utilities were covered in the 
rent, that’s what’s most important, other than that I did not look for utilities. In 
terms of social life, it is related to location; many friends live in the State Street 
area. Rent price was extremely important. 

  
What sets apartments like the Hub/James apart from other apartments for you? 

The Hub creates a sense of entitlement and draws a certain type of crowd. Often it 
includes with a privileged background in terms socioeconomic status. These 
people have a preset notion, this “idea” that high-rises is what college living is 
like. 

 
Do the Hub and the James seem affordable to you? 

No 
 
If you didn’t have to consider price what is the most important thing to look at? 

Location. Location is important as well as making the place you live in feel like 
home. The Hub feels like a hotel. 

 
If price wasn’t an issue is there anywhere or any place you wanted to live specifically? 

Nothing in particular 
  
Interviewee D 

This interview was conducted at 12:00pm on December 3, 2016 by researchers 
Kaia Palm-Leis and Matthew Smith. 
  
Please briefly describe your housing history as a student at UW-Madison. 
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First I subleased a house with CMT, Last year I lived in Capital Center 
apartments, now I live in a House on Mifflin 

 
What resources did you use in your search for housing? 

I scheduled tours through leasing offices 
 
What standards did you have when looking for housing? 

My roommates and I have different financial needs and those needed to be met. 
Some nice but affordable, under $400. 

 
Have you been to the Hub? What did you think of it? 

Yes, friends live there. Its decadent, it has a theater room, a band room, lots of 
amenities 

 
What role did the following factors play in looking for housings? 

Location was important, the downtown/eastside of Campus is preferable. 
Amenities were less important, just looking for the basics. Social atmosphere was 
generally important and this is tied to location, it’s important to be close Plaza 
Rent was very important. I don’t want to pay a lot of money. 

 
Would not consider considering the Hub? 

“Why would you look there when there are cheaper options only a few blocks 
away” 

 
What sets apartments like the Hub/James apart from other apartments for you? 

The level of luxury there sets it apart. There has been a progression of luxury like 
in Lucky and Equinox before it.  The Hub is the next level 

 
If you didn’t have to consider the cost of rent what factor would you prioritize next? 

Location 
 
Appendix B: Survey Responses 
 
Open-form question 1: What are the reasons for your use (or lack of use) of The Hub and 
the businesses below it? 
 
1 The people who live there.  

2 The Hub being the main part of these businesses did not affect my decision in 
going to said businesses; both times in visiting, the suggestion was made by 
someone else so that is why I went. I would go again, but generally try to 
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support local businesses as opposed to large commercial ones. 

3 I don't need to go there and don't know anybody that lives there 

4 I had never been to Mooyah and heard it was good. I was hungry and on State 
Street. 

5 I use the businesses not because they are below the Hub, just because they 
fulfill my customer need. 

6 Because they provide a good service. 

7 I enjoy the coffee at collectivo 

8 I don't know what it is 

9 convient area 

10 I don't  know much about it and do not live on campus. 

11 The Hub and businesses below it are fairly expensive and far from where I 
live and work. 

12 Don't need too. 

13 I live in Kronshage, so it is a hike from where I live. 

14 Visiting friends, getting food 

15 Price 

16 Don't want to spend money 

17 It is far from where I live and I typically eat in the dorms. 

18 Cost, but collectivo is worth it 

19 I don't really go to state street. 

20 Don't go that way very often. 

21 Don't really use those businesses, don't know anybody who lives in the hub 

22 I just haven't gone to any of them 

23 they seem very far from where i currently live 
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24 I wanted to get lunch, and I was in the area. 

25 they're really great businesses that offer great products or services  

26 I can't afford to use the businesses frequently and I don't know anyone who 
lives in the hub.  

27 I live nowhere near it. 

28 Events held by organizations 

29 I don't live over there 

30 No need to 

31 Looking for a quick quality meal 

32 I am not a city person. I much rather prefer to spend my time where there is 
green space instead of being downtown. 

33 Food 

34 It isn't within the area I live in 

35 Good food and friends that live there. 

36 I don't know anyone and I don't want to go there because I don't like to do 
things that every single other freakin person does 

37 Busy 

38 I'm not interested 

39 Don't know where it is 

40 Good places to eat. 

41 Convenient location and high quality 

42 either too expensive or they're a culturally appropiative Mexican themed 
coffee shop 

43 I do not necessarily know many people know there nor do I eat out that much  

44 Colectivo is close and I am personally drawn to coffee shops more than other 
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businesses. I tend to stay away from the other businesses below the Hub 
because I assume they are overpriced. 

45 Most of that stuff is expensive and I'm more concerned about spending my 
money with local businesses/cheap businesses. 

46 Food & to see friends 

47 I live far away from that area, don't know many people that live there  

48 Pretentiousness and lack of Madison personality. Would prefer supporting 
businesses that actually need and deserve customers 

49 Don't know anyone living in the hub and haven't needed to use the businesses 

50 Studying, eating, socializing 

51 Wanted a burger  

52 Haven't felt the need 

53 good food 

54 The lack because I no longer live on campus/ attend the University 

55 I got food from those places. 

56 Too expensive, not interesting. Food choices are poor.  

57 I like the atmosphere and the proximity to where I currently live. 

58 It brought some cool modern businesses and restaurants. I don't care that 
there's a big apartment building, as long as the business below it are nice. 

59 I'm not on State Street that lfgen 

60 naf naf is tasty, so is colectivo 

61 Fuck the Hub, they cast a shadow on state street and they're building 
unnecessary housing for students to overcharge them and turn a profit.  

62 Visiting friends  

63 It's kind of far away and I don’t have a lot of time to go there 
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64 don't have time  

65 Nope 

66 I don't know anyone who lives there and none of the businesses interest me. 

67 Naf Naf is a mediterranean-styled chipotle and I like the options over there. 

68 It is elitist and wildly expensive & excessive 

69 I'm just not interested in the Hub or the businesses below it. A lot of it is due 
to price though 

70 Colectivo is convenient and a nice study spot, and I'm really a fan of NafNaf. 
I don't think that their placement in the Hub specifically impacts how often I 
use those businesses, if they were anywhere within the same neighborhood I 
would most likely still frequent them. 

71 Convenience to classes 

72 Friend lives there 

73 convenient 

74 I don't know anyone who lives in the Hub. I also don't think it's great for 
Madison as a whole. In addition, I don't frequent that area often.  

75 It is far away from my classes (I am usually on the west side of campus) and it 
is pretty expensive. 

76 I do not know anyone who lives in the Hub; I enjoy the restaurants selected 
above 

77 new variety 

78 I haven't had a need to yet. Lack of retail businesses. 

79 There are other stores  in the hub not mentione 

80 I don't have any friends that live in the hub, nor do any businesses really 
speak to me. 

81 Use of: Convenient location, Colectivo has great coffee 
Lack of use: expensive, busy 
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82 Expensive; not shopping at those places 

83 The businesses are close to where I live 

84 It sucks, it literally ruins the entire astetic of state street and the business are 
expensive and nothing special  

85 Expense 
No desire 

86 Hub - too expensive to live in 
Businesses below it - sometimes I go to Colectivo because I like their coffee 
and bakery, but sometimes it's too crowded so I will go somewhere cheaper 
and less crowded. I don't use any of the other businesses below the hub 
because I don't need their services or they are not appealing to me.  

87 I don't know anyone at the Hub. The food/services/products do not appeal to 
me. 

88 It's close to campus. 

89 Too expensive 

90 It's far away and I don't like to spend money and support the capitalist chain 
restaurants  

91 Location is great 

92 Not close to where I live now. Also more expensive than I care for 

93 I like colectivo because it's a great study space with good food and coffee 
options. Tailgate is trendy, so the clothes are appealing to me.  

94 Convenient location  

95 I rarely eat out and I don't have interest in the other stores/businesses in The 
Hub. I buy coffee from Colectivo maybe once per week because it's my 
favorite nearby coffee shop. 

96 I don't live in that neighborhood. Far away.  

97 I don't have any friends who live at The Hub. Even if I did, I would have no 
interest in using their pool or hot tub facilities with my friends. Some of the 
stores below The Hub are too expensive or offer services that don't apply to 
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my life, like the wax center, Fjallraven, and Salads Up. I go to the restaurants 
under it with my co-workers, because we like to vary up our weekly lunches, 
but the meals the restaurant offer aren't very unique or flavorful and don't 
offer a lot of choice, so I don't like to go to them that often. I don't study at 
Colectivo, because it is expensive and usually too busy.  

98 The majority of businesses do not appeal to me.  

99 Colectivo and Mooyah have good food 

100 I choose not to support The Hub, or businesses within 

101 I go to Colectivo for the coffee but I don't care for the atmosphere that the 
students in that area create. 

102 I do not spend much time on State Street, so I never really go to the 
businesses there. Also, none of the businesses are super appealing. 

103 No particular reason to visit 

104 - I don't wax 
- Mooyah is good but overpriced 
- Colectivo coffee is bad in my opinion, design is cool, but that's about it 
- never tried Glaze 
- want to try Salads Up, but haven't been 
- Tailgate is way too "fu-fu-ee" for my taste 

105 Too far and don't really shop at the businesses listed 

106 It is not very close to my house, and I am not around state street very often. 

107 convenience and quality 

108 Far from where I live 

109 I don't have so many friends there. Last year, however, I dated somebody who 
lived there so I would frequently go and use the amenities like the pools and 
hot tubs.  

110 Don't really know anyone in the hub 

111 I've gone to the Hub to swim and eat dinner with friends 

112 I only have two friends who live in the Hub, and I haven't been to their 
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apartment in the last 30 days. I frequent Colectivo, Mooyah, and Naf Naf 
because I like the food and drinks.  

113 Close  

114 I just don't go on state as often anymore  

115 I like colectivo. Other than that I really do not have a purpose to go to the 
Hub. 

116 On the opposite end of campus for me. 

117 Expense  

118 Price for both  

119 I like them. 

120 They are convienient and good food 

121 Food/drink and social atmosphere of collectivo, outdoor seating; waxing 

122 I have a friend who lives in the Hub and the businesses are clearly and 
successfully catered towards college students. 

123 I am not really on that side of State St. that often. I don't have that much 
against the HUB keeping me from using their businesses, I just don't really go 
there that much.  

124 Not around that area enough. 

125 I don't love the businesses below the hub, and I don't live in the hub 

126 Proximity to class 

127 I would rather support local establishments over the chains they have placed 
beneath the Hub. 

128 I frequently deliver groceries to the hub for my job. Otherwise I have no 
reason to be there. 

129 I live there, and the amenities are very nice and very close to classes. 

130 I work for Colectivo and I tried Naf Naf and it was really good. 
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General Themes # Responses 

    

Use of Hub   

I live there 1 

I know someone who lives there 7 

Employment 1 

    

Lack of Use of Hub   

I don't know anyone who lives there/no need/no connection 22 

I don't support the Hub 3 

The Hub is expensive 6 

I do not know what the Hub is 3 

Inconvenient location 2 

Poor social environment 2 

    

Use of Businesses   

Dining 13 

Colectivo Coffee 12 

Preference for other business  2 

Social Atmosphere 5 

Recommendation 2 

Quality of product or service 19 

Employment 1 

Utility 2 
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Convenient location 9 

    

Lack of Use of Businesses   

Expensive 17 

Inconvenient location 19 

No need/reason for businesses products or services 18 

Businesses are unappealing 14 

Poor social atmosphere 5 

Preference towards local businesses 4 

Unfamiliar with businesses 3 

    

Inconclusive  17 
 
Open-form question 2: What do you think the impact of a building like the Hub and its 
business have on students and State Street? 
 
 
1 Increased housing for surrounding areas  

2 it attracts students and their families. 

3 Very convenient. 

4 Improves attraction. I like more local stuff so its nice to trap all the 
tourists there so they don't ruin the nice not well known places. 

5 They provide varied food options for students and those living in/visiting 
the State Street area 

6 it makes State Street more appealing and is a very attractive building that 
has prestige 

7 It brings in activity and some higher classes closer to the college campus. 

8 positive 
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9 Increase the number of students/people who come to the area. 

10 Good impact, more business 

11 More places to live 

12 It allows individuals to live close to state and enjoy its local amenities  

13 If people like the Hub, then maybe it will increase business. 

14 Provids more resources and a social environment 

15 Make state street more social  

16 I think it adds a more modern metropolitan spin on state. 

17 Benefits students 

18 It brings more student traffic to state street which in turn results in 
businesses on state receiving more customers  

19 I think it's invigorates the economy.  

20 Love the businesses. Creates more options for food and coffee, provides 
more student apartments for those who want to live there 

21 I think it will improve the overall quality of state street area 

22 More students are inclined to live in an area downtown with a sleek style 
and close amenities. 

23 I like that the businesses bring along more job opportunities, especially for 
students. 

24 It brought a lot of much-needed new commercial space for this end of 
state street. 

25 Super close to state street, easy to get to from social events on Langdon  

26 positive 

27 I think it brings more people into the area, mostly millennials ages 18-30. 
It's a trendy atmosphere with lots of "healthy fast food" options. It's a 
trend-heavy area, which is appealing.  
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28 I think The Hub and its businesses bring more people to the State Street 
area, possibly more people with disposable income than before these 
buildings were built 

29 I think it encourages more social activity in that area, and attracts people 
to live there because of the amenities. Therefore, I think it draws more 
students to that area. 

30 It's got a nice coffee place that adds another place to hang out 

31 It's a nice building and the business help bring students down to state 
street but if the hub were less expensive it would attract much more 
business  

32 Makes it a lively place during the weeks with students. 

33 Provide food and coffee but don't associate with Hub. 

34 More opportunities at living in luxury. 

35 A positive impact on students who wish to utilize the amenities. The State 
Street area may also be positively affected by the students who now live 
and spend money in the area. 

36 I think the Hub and the businesses in it provide too much of a feel where 
State street doesn't even feel like State Street. It takes away from all of the 
just Madison area businesses which are what make Madison and State 
Street.  

37 it seems like they somehow gentrified an already gentrified area  

38 They make it more costly to live somewhere. 

39 Is an acting factor in the franchisation of the local and unique vibe of State 
Street. It works against everything quirky or unique about the cultural 
"hub" ironically, tht is state street.  

40 Makes prices for everything go up. Food, housing, and other stuff. 
Especially housing around campus. Their prices increase so they can 
compete 

41 Land value goes up, and only students from wealthier families can afford 
to live in the state street area.  
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42 I think it sets up an illusion of what living with friends in college should 
be like because it sets a really high standard for students and especially if 
you are self-funding your time here, can really negatively impact your 
psyche and perception of normalized college-style housing options. 

43 Creates a very stratified culture of elitist students who are all the same, 
blocks out more innovative businesses 

44 Changes the vibe of State Street--more commercial, expensive 

45 Creates an atmosphere that is geared towards people who have more 
money.  

46 I find it frustrating that all these luxury young professional orientated 
housing are being built and affordable places aren't.  

47 I believe it is an eye sore in the state Street area and will influence other 
apartment complexes to raise prices.  

48 Obstructs the view of the Capitol and took out some other businesses 

49 The view of the capitol is blocked because of the Hub  

50 I think the building itself takes away from the culture of Madison and 
State Street. It's utterly unremarkable, daunting, and an eyesore on the 
State Street landscape. I think the businesses within the first floor do add 
to the diversity and variety of State Street, but I wish they were located 
within smaller or individual buildings.  

51 Overall housing prices increase, private businesses forced out of area 
because of high rent, creates exclusionary atmosphere.  

52 Driving up rent costs and getting rid of affordable housing. In addition, to 
my understanding these apartments are built quick to reap on the incentive 
of finsihing early, and are not maintained well due to the rushed 
construction.  

53 It makes everything more expensive. 

54 Raises median rent downtown 

55 Drives up prices for housing and reduces available affordable housing 
options 
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56 It takes away from the small-town feel and is too showy 

57 I think it has a negative impact, it gentrifies the area and drives rent up 
which especially impacted disadvantaged students 

58 It's ruining locally owned business and landlords  

59 Brings in only rich students 

60 I think that students who can afford to pay to live there (or who have 
parents who can afford to pay for them to live there) will move into those 
spaces, and everyone else who can not afford these spaces will try to find 
places to live that are farther away from this area so that prices are more 
affordable. It seems like the businesses underneath the Hub are trying to 
target the students who can afford to live in the hub (students who have a 
lot of money) and because of that, they are maybe not so appealing to 
students who do not live there.  

61 It makes it generic and expensive 

62 Throws away local businesses that can't afford to be there.  Displaces 
students who can't afford to live near campus to places south or west of 
campus. 

63 crushing the dreams of potential entrepreneurs and small business owners 
by showing that big money will win out  

64 I think it adds a level of corporate and upper class culture that I think 
directly goes against what State Street stands for and cultivates. State 
Street has a history of local businesses and restaurants that cultivate a 
unique, local, free, and artistic atmosphere. The Hub forced several 
historical and local restaurants and business to relocate, some far away 
from State Street, taking away local culture, and replacing it with chain 
restaurants and high-class businesses and apartments. I think it takes a lot 
of the flavor away from State and replaces it with bland, corporate 
gentrification. Now that part of State looks like all the other cities that are 
being replaced with bland gentrification that makes all cities look the 
same and lose their uniqueness and culture. I think it caters to upper class 
white students and leaves all others behind. It caters to the students who 
have money and doesn't offer anything for the majority of students. It is 
aesthetically unpleasing and ugly and a sore on the Madison skyline. It 
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goes against Madison culture and what Madison stands for.  

65 I think it's changing the atmosphere and culture of State Street towards a 
more high end, expensive business district.  

66 I think it's overall a very negative impact. I feel it hurts local business by 
taking a part of a block that once more local business, or potential local 
business, and putting slightly "higher-scale"/established businesses there 
that can afford the rent. I feel as though it prices out local businesses from 
that area. 

67 It seems to create a concentration of wealthy, out of state students. The 
presence of wealthy students has resulted in more high priced stores 
moving into the State street area pushing out small local businesses. I have 
lived in Madison for 22 years and have witnessed a fundamental shift in 
the types of businesses on State street and the population of people that 
live and shop in the area. In a nutshell, it is in the process of being 
gentrified. 

68 It ruins my view of the capital 

69 I dislike the changes it made to the skyline/views of the capital  

70 I think it attracts students who can afford to live there; this gentrifies the 
area a lot.  

71 I think it drives up rent both for students and possible retailers  

72 It further entrenches the student body in class divides that are already a 
problem on our campus. State Street has lost its charm and local feel with 
the introduction of the Hub and its businesses.  

73 I think it sets an unrealistic standard of living for students. On the whole I 
do not like the Hub or any other massive apartment buildings. Not only 
are they ugly they drive the entire housing market up making housing as a 
whole less affordable for students.  

74 Allows prices to increase unreasonably  

75 I think it drives prices up for rent and goods 

76 Blocking sunlight from our faces while walking state street, promoting a 
'high end' atmosphere on a pedestrian block that has traditionally been 
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valued for its small shops and restaurants, creating a social hierarchy and 
stigma against students who live in the Hub as rich/over the top 
individuals, increasing property values around the state street area - which 
are already on the higher end for ~50% of students, changing the face of 
the urban landscape 

77 It's definitely not doing anything to drive housing prices down and, if 
anything, is pricing some students out of the downtown area and forcing 
them to live further off campus for better prices. 

78 It contributes to higher rent costs. I don't like how much the HUB charges 
for rent.  

79 It increases the residential inequalities of the area.  

80 It has the potential to run out businesses on State Street that have been 
there for years. 

81 More rich coasties 

82 Unsure 

83 Not sure, sometimes they have parties but other than that its just another 
building 

84 I don't know 

85 uh 

86 I don't know 

87 Idk 

88 I don't think those businesses have had much of a negative or positive 
impact on students. If people want to shop or live there they can. There are 
plenty of other housing options, it's not as if the hub displaced reasonable 
housing. The businesses cater to wealthier students, but again, it's not as if 
they displaced more affordable businesses. People who choose to live 
there benefit, people who live elsewhere, in my opinion, are largely 
unaffected.  

89 I have no real idea. There are plenty of businesses on State Street, so there 
would probably not be much of an impact. 
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90 No real impact  

91 None  

92 Expectations of housing is heightened.  

93 Brings in more wealthy and upper class students to campus 

94 I believe it pulls students away from the mall area and campus locations 
and towards that collectivo hub crossection  

95 The Hub makes the State Street area feel more urban and modern but also 
creates a stronger divide between those with and those without.  

96 Increases rent, more modern dinning 

97 I believe the Hub brings economic success to state street, but is also 
exclusive in its living spaces. 

98 Honestly it's probably good for the new businesses going in, but I can't 
imagine it's good for the older businesses on state that have been around 
for years. I can easily see the new businesses failing in 3-5 years when 
they don't take off, and then just an endless cycle of mediocre food places 
and overpriced clothing stores as the Hub continues to fail to fill their 
useless apartments. 

99 messes up the views, annoying, rich people are always on state street like 
they own it, but does bring in more business because those people use the 
businesses every single day, so i guess go them 

100 The restaurants and shops are overall beneficial and accessible to varying 
degrees, but the housing in the Hub itself seems to make the area catered 
towards high income folks 

101 It brings more people to the  State Street area to spend their money. 
Having the Hub there probably uses up a lot of parking spaces that would 
otherwise be used by people who don't live there.  

102 I think some of the businesses are nice, I couldn't see myself living in a 
high rise apartment building, but wouldn't condemn someone for wanting 
to. I don't think it actually effects state street too much. 
 
The once thing that could be effected is the type of businesses that can 
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open there. In a new building like that rent is much more expensive, not 
helping a small local business, and serving more towards interests outside 
the local community and chain stores. 

103 Restaurants are great but it is an eyesore 

104 The businesses are definitely in a convenient location which is good for 
students. However, I don't think The Hub itself is very affordable for most 
students and a lot of its amenities seem very unnecessary for college 
students. 

105 It's fancy looking. And the businesses are kind of nice. But a little 
excessive I think.  

106 On one hand, the intersection is far more active than I remember it ever 
being when the University Inn. Additionally, the site is more efficiently 
used now than before, and has better urban design, as added density, and 
eliminated the parking lot. On the other hand, there's no doubt it's a case 
study in gentrification, and probably has exclusionary effects.  

107 Improves access to food for students, but increases gentrification and 
probably worsens disparities between demographics and income levels in 
the downtown/campus area 

 
Results: Types of Responses Number of Responses 
 
Positive 35 
 
Negative 45 
 
Both Positive and Negative 14 
 
Neutral, No Impact, or Unsure 13 
 
 
Appendix C: Tables 
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Appendix D: Images 
 
The Hub 

 
Views from W. Gilman Street 

 
View from N. Frances Street 
 



 

 
Colectivo Coffee  
 
 



 

 





 
Various views of the Hub and its businesses from State Street 
 
 
 



The James Under Construction  
 

 
 
 



 
 
 
 



 



CORE Campus Website Screenshots 
 
Livethejames.com Homepage: 

 
 
The James West- Student-focused Accommodation: 

 
 
 
 



 

 
 
 
 
 
 



The James East- Amenity-rich accommodation targeting Madison’s young professionals 
 

 

 



 

 
 
 
 



From CORE Campus website corespaces.com/campus, listing amenities and features of 
the Hub: 
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