AGENDA
City of Monona Plan Commission
Monona Public Library – Municipal Room
1000 Nichols Road, Monona, WI
Remote Teleconference Meeting via ZOOM
Monday, November 22, 2021
7:00 p.m.
NOTICE OF ELECTRONIC MEETING
Due to the COVID-19 pandemic, this meeting will be conducted via electronic
videoconferencing/teleconferencing. As such, it is likely that some or all members of, and a
possible quorum, may be in attendance via electronic means and not physically present. In
accordance with Wisconsin law, the meeting will remain open to the public. The public may still
attend in person at the location stated in this agenda. The public is encouraged and requested to
also attend via electronic means. Directions to do so are listed at the bottom of this agenda. Upon
reasonable notice, the needs of disabled individuals will be accommodated through auxiliary aids or
services. For additional information or to request this service, contact Joan Andrusz at 608-2222525.
1. Call to Order
2. Roll Call
3. Approval of Minutes of November 8, 2021
4. Appearances
5. Unfinished Business
A. Public Hearing on Request by One City Schools for Approval of Modifications to the
Approved Zoning Permit at 1707 W. Broadway. (Case No. 2-010-2021)
B. Consideration of Action on Request by One City Schools for Approval of
Modifications to the Approved Zoning Permit at 1707 W. Broadway. (Case No. 2010-2021)
C. Prehearing Conference on Request by Compass Properties and The Neutral Project
for Consideration of a Zoning Permit for Construction of a New Mixed-Use Building at
approximately 4600-4611 Monona Drive (between Springhaven and Dean Avenue).
(Case No. 2-016-2021)
6. New Business
A. Prehearing Conference on Request by One City Schools for Consideration of a New
Comprehensive Signage Plan at 1707 W. Broadway. (Case No. S-022-2021)
B. Public Hearing on Request by Kinder Care, Represented by Xanadu Builders for
Approval of a Fence Permit at 6109 Monona Drive.
C. Consideration of Action on Request by Kinder Care, Represented by Xanadu
Builders for Approval of a Fence Permit at 6109 Monona Drive.
7. Reports of Staff and Commission Members
A. Staff Report Regarding Status of Development Project Proposals.

1. Economic Development Update
2. Potential Upcoming Plan Commission Items
3. Updates/Discussion on Diversity, Equity, and Inclusion (DEI) Efforts
4. Upcoming Meetings: December 13, 2021, December 27, 2021 (Cancelled).
B. Plan Commission Requests for Information from City Staff
8. Adjournment
DIRECTIONS TO ATTEND MEETING ELECTRONICALLY
You may attend via videoconference by downloading the free Zoom program to your computer at
https://zoom.us/download. At the date and time of the meeting log on through the Zoom program
and enter Meeting ID: 816 9468 3223.
You may attend via telephone conference by calling the following phone number:
PHONE NUMBER: 1-301-715-8592 / MEETING ID: 816 9468 3223, FOLLOWED BY #
Please Mute Your Phone When Not Speaking To Ensure Best Possible Audio Quality.
PUBLIC APPEARANCE BY ZOOM
Persons interested in publicly appearing before the Plan Commission via computer or phone on the
Zoom application are asked to submit an Appearance Before a City Committee form so that we can
accommodate all online and phone requests to speak. Please submit your form as soon as
possible. Requests will be accepted before and during the meeting until the Appearances section is
closed. Requests submitted after the Appearances section is closed will not be able to speak. Link
to form: http://www.mymonona.com/formcenter/committee-application-11/appearance-before-acommittee-citizen-co-82
WRITTEN COMMENTS
You may send written comments on agenda items by emailing Douglas Plowman, City Planner at
dplowman@ci.monona.wi.us.
NOTE: Upon reasonable notice, the City of Monona will accommodate the needs of disabled individuals through
auxiliary aids or services. For additional information or to request this service, contact Joan Andrusz at (608) 2222525, FAX: (608) 222-9225, or through the City Police Department TDD telephone number 441-0399. The public is
notified that any final action taken at a previous meeting may be reconsidered pursuant to the City of Monona
ordinances. A suspension of the rules may allow for final action to be taken on an item of New Business.
It is possible that members of a possible quorum of members of other governmental bodies of the municipality may
be in attendance at the above state meeting to gather information or speak about a subject, over which they have
decision-making responsibility. Any governmental body at the above state meeting will take no action other than the
governmental body specifically referred to above in this notice.
Agenda posted 11/17/2021 on the City Hall, Library, and Community Center bulletin boards and on the City of
Monona’s website, www.mymonona.com.

Plan Commission Minutes
Draft minutes subject to Approval
Minutes
City of Monona
Plan Commission
Monday November 8, 2021
The meeting of the City of Monona Plan Commission was called to order (7:00 pm).
Present:

Alder Nancy Moore (Chair), Alder Kristie Goforth, Mr. Chris Homburg, Ms. Coreen
Fallat, Mr. Patrick DePula, Ms. Susan Fox, Mr. Brian Holmquist

Excused:

Mr. Robert Stein

Also Present: Douglas Plowman, City Planner, Elisa Guerrero, Planning Intern
Approval of Minutes
A motion by Alder Goforth, seconded by Ms. Fox, to approve the minutes of October 25,
2021 carried with one correction.
Appearances
None
Unfinished Business
A. Public Hearing on Request by Northpointe Development Corporation
and DreamLane Real Estate Group for Approval of a General Development Plan (GDP
called “Broadway Lofts and Townhomes” for the site located at approximately 1208 E.
Broadway, for a 75-Unit Residential Development. (Case No. 2-022-2021)
Mr. DePula joined the meeting.
Mr. O’Brien, representing Northpointe Development Corporation, gave a summary of the
proposed development, highlighting changes in the plans since the last pre-hearing
conference including more brick on the building exteriors and extended sidewalks along the
private drive. He also mentioned that more details on the site’s stormwater management
would be submitted with the PIP. Mr. O’Brien also presented the differences in rent that
would be charged in the development compared to market rate and luxury developments like
Yahara Terrace and the Riverfront.
Mr. Manning, representing Dream Lane Real Estate Group, shared that the team had met
with Madison B-Cycle and were exploring the idea of having a B-Cycle station on site and
providing free memberships to residents to aid with site connectivity.
Ruth Ann Whitehorse (representing Chief Auto Parts), spoke in favor of the proposal.
Mr. Jayson Chung (5404 McKenna Rd), spoke in favor of the proposal, commenting that it
would help diversify the city’s housing and was not too isolated of a location for residential.
B. Consideration of Action on Request by Northpointe Development Corporation
and DreamLane Real Estate Group for Approval of a General Development Plan (GDP)
called “Broadway Lofts and Townhomes” for the site located at approximately 1208 E.
Broadway, for a 75-Unit Residential Development. (Case No. 2-022-2021)
Mr. Plowman shared the staff report, noting that only the GDP was under consideration and
that more detailed plans would be submitted with the PIP. The project is in the CDD zoning
district, which allows for residential development as part of a compatible mix of uses. The
parcel was marked as commercial in future land use maps, but the residential project did

1

Plan Commission Minutes
Draft minutes subject to Approval
meet other housing goals of the Comprehensive Plan, which had been previously discussed.
The parking provided met code, and various outdoor and communal amenities would be
included. Lutheran Social Services had be contracted to provide a services coordinator on
site. The landscaping plan included exceeded the required points and other plans like
lighting would be reviewed with the PIP. Staff recommended approval of the GDP.
Mr. Homburg reminded the Commission that the GDP approval was an outline of the project,
and while the plans submitted in this proposal were more detailed than typical GDP plans,
details like landscaping would have to come back for approval as part of the PIP.
Mr. Homburg and Alder Goforth commented that the landscaping plan was nice. Mr.
Homburg said that terrace trees should be added to the private drive, and that the sidewalk
on the western side of the private drive should be extended to end of the drive by whoever
develops the other parcels on the lot. Mr. Holmquist emphasized that site circulation would
be important and suggested adding a section of the walking path between the apartment
building and the southern townhome building. Ms. Fallat thought that the walking path should
loop around the entire property, and Mr. O’Brien said they were considering it but might be
limited by regulations around the environmental corridor.
Ms. Fox asked about the role of the services coordinator and Mr. O’Brien explained that the
coordinator would be available for all residents, more actively during move in times, to
connect residents to any social services they might be interested in accessing. There would
be a full time on-site property manager, and the services coordinator would have dedicated
space on-site for meeting with residents.
Mr. Holmquist asked if the project would seek TIF funding from the CDA and if that would
affect aspects of the project deign. Mr. O’Brien clarified that the WHEDA tax credits were the
main element that would fill the projects financial needs, and that while TIF was available for
the site, they would only pursue that funding if it was truly necessary to carry out the project.
Alder Goforth, Mr. DePula, Alder Moore and Ms. Fox reiterated their support for the
affordable housing the project would bring to Monona, which they said was needed. Alder
Moore recommended speaking to surrounding businesses about getting a Madison Metro
bus stop nearby, since they were currently revising their bus routes.
A motion by Mr. Homburg, seconded by Mr. Holmquist, was made to recommend to
the Monona City Council for approval of a General Development Plan (GDP) for
Broadway Lofts and Townhomes, which will include a 63-unit apartment building and
two, 6-unit townhome buildings, as proposed and according to Chapter 480-37 of the
Monona Municipal Code of Ordinances with the following findings of fact and
conditions of approval:
Findings of Fact:
1. The proposed plans are submitted for review under Section VI of the Zoning
Code for Planned Community Developments, which expects that the planned
community development tool will be used to encourage more imaginative site
planning, to assist in achieving more rational and economic development with
relationship to public services, to permit optimum development of land.
2. The Plan Commission has determined that sufficient information has been
submitted to determine acceptability of the proposed General Development Plan
in terms of its character, its use pattern, its intensity of use, its economic,
environmental, and service impact, and such other factors as would be pertinent
to such basic decision prior to the preparation of detailed engineering,
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architectural and landscape architectural plans in accordance with standards
listed in Section VI.
Conditions of Approval:
1. No construction under this General Development Plan may be permitted except
in conformity with precise development plans approved under Article VI of the
Zoning Code.
2. City Council approval the General Development Plan is required per Article VI of
the Zoning Code.
3. The private street connections, pedestrian connections and driveway must be
completed to E. Broadway, with final review and approval during the Precise
Implementation Plan.
4. The private road design, private parking lots, drives and pedestrian path designs
shall all be reviewed during the Precise Implementation Plan.
5. The water quality design shall be reviewed for final approval as part of the
Precise Implementation Plan.
6. The development of the lots to the west shall complete the sidewalks on the west
side of the private road from where these are shown to end to the southern limits
of the property.
7. Final landscape, electrical, architectural, bike and car parking plans shall receive
final review during the Precise Implementation Plan.
8. City park improvement in lieu of fees will be due for the total new unit count.
A friendly amendment was made by Ms. Fox, accepted by the maker and
seconder of the motion, to add ninth and tenth conditions of approval as follows:
9. The property shall maintain an on-site manager for 30 years from initial
occupancy.
10. The property shall also maintain a Service Coordinator to facilitate connection
between residents and various support services as needed and desired for 30
years from initial occupancy.
The motion carried. Mr. Homburg and Mr. Holmquist voted nay.
C. Public Hearing on Request by Alrig USA, Represented by Bowman Consulting Group,
LTD for Approval of a 2-Lot Certified Survey Map (CSM) to Divide Lot 9 of the River
Place Plat, the Old National Bank Lot at 6501 Monona Drive into Two Separate Parcels.
(Case No. 2-019-2021)
Ms. Chapman of Bowman Consulting Group, representing the property owner presented the
CSM and noted that there had been no changes to the CSM since the last time it was
presented to the Plan Commission. The CSM divides the original lot into two separate lots
while maintaining the existing drive as a shared access point for both new lots.
D. Consideration of Action on Request by Alrig USA, Represented by Bowman
Consulting Group, LTD for Approval of a 2-Lot Certified Survey Map (CSM) to Divide
Lot 9 of the River Place Plat, the Old National Bank Lot at 6501 Monona Drive into Two
Separate Parcels. (Case No. 2-019-2021)
Mr. Plowman shared the staff report, saying that Public Works Committee had reviewed the
plans and recommended approval with comments about site circulation, both internal and its
interface with Monona Drive. The joint access easement for the shared driveway, in addition
to a cross access easement across the two lots would need to remain in place. Vierbicher
reviewed plans and it was recommended that plan revisions based on the letter be reviewed
administratively. Staff recommended approval.
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Mr. Homburg asked about drainage on the site and commented that the CSM should include
easements for drainage across both sites, given that the main stormwater basin will be
located underneath the parking lot on the southern lot. Alder Goforth asked if they had a
backup plan in case a medical clinic tenant didn’t fill the second building and Mr. Chapman
responded that they were working with local brokers to fill the space.
The other Commission members had no additional comments.
A motion was made by Mr. Homburg and seconded by Mr. DePula for the Plan
Commission to recommend Monona City Council approval of a 2-Lot Certified Survey
Map (CSM) to divide Lot 9 of the River Place Plat at 6501 Monona Drive, as
proposed, according to Section 473-4(b) of the Monona Municipal Code of
Ordinances and Section 236.34 of the Wisconsin Statutes, with the following
conditions of approval:
1. City Council review and approval is required prior to the recording of the CSM.
2. Final staff approval of the CSM is required, including the edits in the review letter
dated November 3rd from Vierbicher, the City’s engineering consultant.
3. Joint access and drainage easements shall be sent to City Staff for review and
approval with inclusion on the recorded CSM.
The motion carried (Ms. Fox abstained).
E. Public Hearing on Request by Alrig USA, Represented by Bowman Consulting Group,
LTD for Approval of a Zoning Permit for New Construction and a New Use at 6501
Monona Drive. (Case No. 2-021-2021)
Ms. Chapman shared the plans to divide the existing lot and build a Chipotle with a drive-thru
on the northern lot and a small medical clinic on the southern lot. She highlighted the
addition of designated order pick-up stalls and explained that on-site directional signage
would be installed to direct drive-thru traffic. The roof was changed from a metal roof to
shingles, to better match surrounding buildings. An underground stormwater filtration basin
would be installed underneath the parking lot of the future medical clinic building.
F. Consideration of Action on Request by Alrig USA, Represented by Bowman
Consulting Group, LTD for Approval of a Zoning Permit for New Construction and a
New Use at 6501 Monona Drive. (Case No. 2-021-2021)
Mr. Plowman shared the staff report, highlighting that plans for the construction of the
southern building and its use would need to return for separate approval. The plans followed
both the Broadway and Monona Drive corridor plans, and the parking provided did meet
requirements, although there had been concern about parking during busy times at the
Chipotle. He highlighted that the revised landscaping plan had the minimum required points
and that a lighting plan would need to be submitted.
Ms. Fallat, Mr. Holmquist and Mr. Homburg commented that landscaping should be
increased, given how high-profile of a location the lot is. Mr. Holmquist, Alder Moore and
Alder Goforth all commented about the need for adequate screening and landscaping around
the dumpsters.
Mr. Homburg worried about the parking provided not being sufficient for the traffic Chipotle
would bring to the site. He and Mr. Holmquist emphasized that site circulation and directional
signage would be important. He asked for electric vehicle conduit and bike parking to be
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included in final plans. Ms. Fallat and Mr. Homburg requested clarification on the fencing
around the patio and pedestrian routes on sites.
A motion was made by Mr. Homburg, seconded by Mr. DePula, to approve a Zoning
Permit for new construction at 6501 Monona Drive, as proposed and according to
Chapter 480-55 of the Monona Municipal Code of Ordinances with the following
conditions of approval:
Conditions of Approval:
1. Zoning Permit approvals are contingent upon City Council approving the
proposed Certified Survey Map to divide Lot 9 of the River Place Plat.
2. All required state and local building permits shall be obtained.
3. A City of Monona standard stormwater facilities maintenance agreement
(“Declaration of Conditions, Covenants and Restrictions for Maintenance of
Stormwater Management Measures”) modified specifically for this site shall be
submitted for approval by the city’s consulting engineer prior to approval of
stormwater and erosion control permits.
4. Erosion control and stormwater management permit applications shall be
submitted to the city’s consulting engineer for review and approval prior to the
granting of building permits.
5. The applicant shall respond to the comments from the review letter dated
11.03.2021 prior to building permits being issued. These revisions shall be
reviewed by the city’s consulting engineer, with final approval by City Staff.
6. Separate sign permits shall be obtained from the Plan Commission for any new
signage at the site.
7. Details on the fence surrounding the outdoor patio shall be submitted to Plan
Commission for approval prior to the issuance of occupancy permits.
8. A photometric plan shall be submitted to Plan Commission for review and
approval.
9. The applicant shall work with the City of Monona Public Works Department to
find a solution to the sanitary lines, and to ensure the plan is in compliance with
the City Ordinance.
10. Zoning Permit approval is required for the southern building for both building
construction and the future tenant.
11. Final approval of site circulation and site circulation signage shall return to Plan
Commission.
12. The site shall use type 1 pavement given the intensity of use.
13. The dumpster enclosure gate shall be addressed with final approval by Plan
Commission.
14. The applicant shall investigate conduit for future electric vehicle charging stations
with final approval by City Staff.
15. When the applicant returns to Plan Commission for landscaping there shall be
plans shown for bike parking on the site.
16. The drainage and access easement agreements required as part of the CSM
approval are also a part of this Zoning Permit approval.
17. The revised landscape plan shall return to Plan Commission for further review.
18. The revised pedestrian routes and sidewalks shall return to Plan Commission for
further review.
The motion carried unanimously (Ms. Fox abstained).
New Business
None
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Reports of Staff and Commission Members
A. Staff Report Regarding Status of Development Project Proposals.
1. Economic Development Update
Mr. Plowman shared that the City had received another grant application for the Main
Street Bounce Back grant program.
2. Potential Upcoming Plan Commission Items
Upcoming agenda items included the development proposal along Monona Dr. between
Springhaven and Dean, a new zoning permit for the former Treasure Mart space, and
One City Schools signage and traffic flow plans.
3. Updates/Discussion on Diversity, Equity, and Inclusion (DEI) Efforts
Alder Goforth shared that the City’s DEI Committee was planning an outreach survey.
4. Upcoming Meetings: November 22, 2021 and December 13, 2021.
B. Plan Commission Requests for Information from City Staff.
Adjournment
A motion by Alder Goforth, seconded by Mr. DePula, to adjourn carried. (8:40 pm)
Respectfully submitted by:
Elisa Guerrero, City Planning Intern
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PLAN COMMISSION STAFF REPORT
CITY OF MONONA
Project:
Project Address:
Applicants:

MEETING DATE: NOVEMBER 22, 2021
AGENDA ITEM 5A & 5B
CASE NO. 2-010-2021

Public Hearing and Consideration of Action on Request by One City
Schools for Approval of Modifications to the Approved Zoning Permit
1707 W. Broadway
David Stephan, One City Schools
Tami McCullough, JLA Architects

Proposal Summary:
One City Schools, a nonprofit organization that runs two tuition-free public charter schools in the
Madison area, received Zoning Permit approval for the adaptive reuse of the former office building at
1707 W. Broadway in July 2021. The Nordby Building and associated structured parking were listed
for sale in 2020 by Wisconsin Physicians Service (WPS), and One City Schools since purchased the
property. Buildout of the former office building was set for two phases, with an estimated 232
students occupying the space in the fall of 2021. The majority of the buildout was initially focused
internally, with exterior changes to follow at a later date.
The Plan Commission approved the Zoning Permit at their July 12th meeting, with a number of
requirements for subsequent review. The applicant has submitted new plans for revised site
circulation, the addition of an outdoor playground, and a Comprehensive Signage Plan (also to be
discussed at the November 22 Plan Commission meeting).
Applicable Regulations, Policy or Practice:
1707 W. Broadway is zoned Community Design District (CDD). A zoning permit is required for a new
use, substantial addition or alteration, or new construction according to Sec. 480-52 of the Zoning
Code. All zoning permits in this district must receive Plan Commission approval. Plans submitted are
reviewed according to the following ordinance sections:
1. Use, Operational, Site, and District Performance Standards, CDD Zoning District
2. Attachment 2 of the Zoning Code (Site Design Standards for Parking, Landscaping and
Lighting)
3. Erosion Control and Stormwater Runoff Control - Chapter 216
4. Comprehensive Plan
5. All other applicable sections of the Monona Municipal Code of Ordinances
Recommendation:
Approval of revisions to the approved Zoning Permit for construction at 1707 W. Broadway, as
proposed and according to Chapter 480-55 of the Monona Municipal Code of Ordinances is
recommended with the following conditions of approval:
Conditions of Approval:
1. All required state and local building permits shall be obtained.
2. A separate comprehensive signage plan shall be obtained from the Plan Commission for any
new signage at this property.
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3. Erosion control and stormwater management permit applications shall be submitted to the
city’s consulting engineer for review and approval prior to the granting of building permits for
any work that will trigger this review. The applicant should reference the review letter dated
November 16, 2021 for further details.
4. Specifications for the fence enclosing the playground shall be submitted to City Staff for final
review. It should not exceed 6’ in height without additional review by the Plan Commission.
STAFF REVIEW
Process
Plan Commission Public Hearing and Prehearing Conference Held 4/12/2021 and 5/24/2021
A Public Hearing notice was mailed to property owners within 200’ feet of the property. The
purpose of the prehearing conferences was to familiarize the Commission with the request,
communicate a general consensus on the proposed new use, and to allow the Commission
to request revisions before final plans were completed. The Plan Commission was generally
supportive of the use, and thought that it was an appropriate reuse of the space. There were
concerns around site circulation and traffic, particularly during peak hours. Questions about
outdoor recreational space were also raised, along with discussion of other future site
improvements and signage.
Plan Commission Public Hearing and Consideration of Action Held 7/12/2021
A Public Hearing notice was mailed to property owners within 200’ feet of the property. The
Plan Commission were in favor of the project and approved the Zoning Permit with a number
of conditions. Some of these required November 2021 Plan Commission design review, with
installation by the Summer of 2022.
Plan Commission Public Hearing and Consideration of Action Scheduled 11/22/2021
A Public Hearing notice was mailed to property owners within 200’ feet of the property per
code requirements. The applicant seeks approvals of revisions to the approved Zoning
Permit to formalize vehicular flow and outdoor recreation space prior to Summer installation.
Land Use
The property is located within the Community Design District. Revisions to an approved zoning
permit within this district are reviewed by the Plan Commission.
The Commission were supportive of the proposal at all of the previous discussions, and agreed that
it met the goals of the Comprehensive Plan, and the Zoning Code.
Site Design & Circulation
Site circulation was a significant discussion point during the previous meetings. Most students will
arrive by either private vehicle (with carpools encouraged), walking, bicycle or public transportation
with no traditional school busses planned. The applicant engaged Ayres Associates to conduct a
traffic impact analysis (TIA) for the site to better understand the flow, and to develop suggestions for
managing vehicles across the site. The TIA factored in the ongoing construction at the Riverfront,
and also the proposed mixed-use development at the Monona Garden site.
The TIA used 2025 as the model year given this is when the school is expected to be at full
enrollment. Assumptions included that there be no traditional school bus provided, that the use
classification be modelled as a “Private School (K-12)”, that access from the WPS campus be
restricted (with access coming only from Bridge Rd.) and that there would be utilization of the
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existing parking structure. Existing data for Bridge Rd. and W. Broadway was utilized, as were field
observations and counts from early May 2021. It is expected that at full enrollment the school will
generate approximately 2,200 trips/day which is 10% less than the former utilization of the Nordby
Building when occupied by WPS prior to the pandemic (2,440 trips/day). WPS is also planning to
adjust the number of staff on-site, with a greater number of employees expected to continue to work
from home at least a few days per week. The 2045 expected “Level of Service (LOS)” for the
intersections leading to the One City School was to be “LOS - D” or higher at peak hour conditions,
with limited change compared to its previous use.
The proposed design follows the same pattern that has been used for the last few months of
operations, with vehicles queueing along the existing north/south drive, turning at the southern end
of the drive, and using the surface parking lot for pick-up and drop-off operations. The main
difference will be the installation of a traffic bulb at the southern end to allow for easier turning. This
does result in the removal of some green space along the drive, with the south west corner of the
lawn being removed and replaced with roadway. A slight reconfiguration is also needed for the
southern entrance to the parking deck although operations will remain the same. An emergency
access plan is also included in the packet, showing the path the City’s fire truck would take. The
truck does appear to need to mount the bulb in order to make the turn, so a painted bulb or
mountable curb are recommended. Sheet A002 of the submitted packet shows the different traffic
control signage that is proposed, as well as street striping to assist with traffic flow. Finally, the
applicant proposes continuation of the pick-up/drop-off circulation in the existing surface lot. Vehicles
will enter and exit in one lane, with the flow breaking into three lanes for easier loading and
unloading. Each outer lane will allow for pick-up and drop-off with a through travel lane in the middle
to aid traffic flow. The existing bike lane that runs along WPS Drive currently will be extended as part
of the proposed addition to allow bicyclists to travel with the flow of vehicular traffic.
As part of the recommendation to use the surface lot for circulation, the TIA suggested adding a
pedestrian path around the lot to allow for safe travel to the front entrance of the school. This is not
shown in the submitted plans, and may be something the Commission choose to discuss with the
applicant.
Parking
No changes are proposed to the vehicular parking provided on site. The site has an existing
structured parking deck with a capacity of over 700 stalls as well as surface parking in front of the
main entrance both of which will remain. Bicycle parking is shown to be provided in two locations;
one covered area within the parking deck, and the other along the south eastern perimeter of the
building. The outdoor area is adjacent to the sidewalk, and also near the crosswalk to the parking
structure. Space is provided for 16 bikes in the parking deck, with another 20-24 outside. Thought
should be put into the type of rack that is installed to ensure it is both appropriate for the range of
bicycles that may use it (with the age range of children’s/adult bikes), and that it is secure.
Signage
The applicant has submitted a Comprehensive Signage Plan (CSP) for review by the Plan
Commission. This is also scheduled for discussion at the November 22nd meeting.
Architecture and Site Improvements
Submitted plans include details for the outdoor playground on the northern edge of the site. A
temporary play area was approved by the Plan Commission to the west of the parking deck, but the
long-term vision was to use a space north of the building. Sheet A007 shows the previously
considered location as well as the newly proposed site. The application letter outlines the reasons
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for moving this location, and these include greater lighting/less tree removal, site topography and
stormwater management. Sheets A008 and A009 show two proposals for the playground, ranging in
size from 1,800 square feet to 2,360 square feet with differing equipment installed. Both proposals
will be fenced, with a 10’x10’ storage shed also located within the boundary. Specifications for both
the shed and fence are not included, but Staff recommends this to be something that can be
considered administratively as long as the 6’ maximum fence height and 14’ shed height are not
exceeded. A walking path is proposed to enhance the walkway between the building and the play
area. The Commission should discuss the two play areas, the improvements (including the height
and materials) as well as the possible next steps.
Stormwater and Engineering Review
The plans were shared with the City’s Consulting Engineer for review, and his letter is included in the
meeting packet as Attachment 1. Comments were shared on the traffic flow, the outdoor play area
and erosion control & stormwater management. Erosion and stormwater management permits are
required per the City’s Ordinance.
Landscaping and Site Lighting
Site lighting will not change as part of this proposal, and the impact on landscaping will be limited.
The proposed roadway improvements will add approximately 5,000 sq. ft. of impervious surface, and
remove at least one tree to the west of the parking structure. The playground location has been
chosen to minimize its impact on the wooded area to the north and east of the school, and limit tree
removal in that area.
Staff Comment
The final plans were shared with City Department Heads for review and comment.
No concerns were raised by City Staff.
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Attachment 1

999 Fourier Drive, Suite 201
Madison, Wisconsin 53717
(608) 826-0532 phone
(608) 826-0530 fax
www.vierbicher.com

MEMORANDUM
To:

Douglas Plowman – Planner & Assistant Economic Development Director
City of Monona, Wisconsin

From:

Darrin Pope, PE

Subject:

10/25/21 Zoning Approval Conditions Submittal Review Comments
1707 W Broadway, One City Schools

Date:

11/16/21

We have received the documents addressing the zoning approval conditions for the change in use of
the above subject property from an office building to a school facility. The submitted cover letter,
plans, and supporting documents address approval conditions related to traffic flow, a proposed
outdoor play area, and erosion control and stormwater management. Our review comments are as
follows.
I.

Traffic Flow:
a. Our 11/16/21 review letter recommended evaluating the possibility of installing a traffic
circle at the south end of WPS Drive to provide better guidance to, and separation of,
queued vehicles making the U-turn maneuver. The submitted traffic improvement plan
shows the construction of an enlarged traffic bulb at the south end of WPS Drive. The
plan shows the interior of the bulb to be hatched and lane markings designating one
lane around the perimeter of the bulb. Although not indicated on the plan it is
presumed that the interior of the bulb is asphaltic pavement. The final plans should more
clearly indicate the intended surface for the interior of the traffic bulb. Mountable curb
on the interior of the bulb is suggested for consideration to ensure vehicles circulate
around the traffic bulb as intended.
b. The submitted Emergency Access Plan shows the vehicle path of the City’s largest fire
truck circulating around the proposed traffic bulb. It appears that the fire truck will need
to deviate from the marked single lane circulating around the bulb and encroach on the
interior of the bulb to maneuver through it. This should be acceptable if the interior of
the bulb is uniformly flush with the marked driving lane or mountable curb is used.

II.

Proposed Outdoor Play Area:
a. The revised proposed location of the play area is closer to Engel Street. As such, it is
recommended that a fence or other type of feature(s) be included to discourage
children from potentially entering Engel Street to retrieved an errant ball or otherwise.
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III.

Erosion Control & Stormwater Management:
a. As of yesterday, Dane County enacted a revised version of their erosion and stormwater
control ordinance chapter. The City of Monona must revise their erosion and stormwater
control ordinance chapter to incorporate the county’s revisions. It is anticipated that the
City’s revised erosion and stormwater control ordinance requirements will be enacted
prior to the submittal of the final plans and erosion control and stormwater management
plan report for this project. As such, the proposed plans and erosion and stormwater
management plan report will need to comply with the revised ordnance requirements.
b. According the submitted cover letter, the proposed playground area will include 1,797
to 2,360 SF of land disturbance and new impervious area, and the traffic improvements
will involve 14,000 sf of land disturbance and add 5,000 sf of new impervious area. Since
the project will involve land disturbance in excess of 3,000 sf on a site developed as
institutional use, an erosion and stormwater management permit will be required per
§216-7 A. and §216-8 D. of the existing, as well as the to be adopted, version of the City’s
Code of Ordinances.
c. Per the New Development and Redevelopment definitions in §216-4 of the to be
adopted Chapter 216 of the City’s Code of Ordinances, the project may need to
comply with a combination of new and redevelopment stormwater performance
standards in accordance with §216-13 B. of the to be adopted Chapter 216.

If you have any questions, please feel free to contact me at (608) 821-3956 or dpop@vierbicher.com.
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To: City of Monona Plan Commission
From: One City Schools
Date: 10.25.2021
Re: Zoning Approval Conditions
This submittal is to address the thirteen conditions of the zoning approval granted in July 2021
(attached for reference) to One City Schools for the change of use of the building at 1707 W
Broadway.
Conditions 1, 3, 4 and 5 are standard procedure for design and construction and are being
coordinated with the appropriate approving jurisdictions and have been or are being addressed
within the project construction documents.
Conditions 2 is regarding the approval of a comprehensive signage plan. A conceptual signage
plan has been developed and a separate application for a pre-hearing to present this
conceptual signage plan will be submitted for the November 22 PC meeting by November 8,
2021.
Condition 15 is regarding temporary wayfinding signage. This has been coordinated and
approved by City Planning staff and is currently in place.
Condition 9 and part of Condition 8 are in regards to a potential change of use and/or
replacement of the existing parking structure. At this time, the future concept of an Athletic
Center in the location of the parking structure will be addressed as a completely separate
project, which will require environmental study as well as full plan commission review and
approval. There are no current plans to change the use of the parking structure to anything but
parking.
The remaining Conditions (6-8 and 10-14) will be addressed together in the following
paragraphs since they are all interconnected.
Within the attached packet you will find exhibits that address the three main concerns with the
change of use at this site: the vehicular traffic flow on the site; the development of a
permanent outdoor play area for the school; and the impact to erosion control and stormwater
management.

TRAFFIC FLOW
As proposed in the traffic impact study completed earlier this year, a solution of an enlarged
traffic bulb at the end of the north/south segment of WPS Drive was met with favor by the Plan
Commission. The design team investigated this option further and worked with WPS to
develop a traffic plan that will accommodate the growth of the school as well as provide
emergency vehicle access between the One City School and WPS sites per their emergency
access agreement. This proposed solution is shown on Sheets A001-A004 in the attached
packet. There are several components to this solution.
The first component is the creation of an enlarged area for cars, trucks and buses to easily
change direction while in the drop-off queue. This includes the creation of an extended island
to deter regular vehicular access to the WPS site from the One City School side. A mountable
curb, hatched pavement and supplemental signage will also be part of this solution. The south
entrance to the existing parking structure will need to be realigned slightly to be easily
accessible from the traffic bulb as part of the traffic pattern (Conditions 10-13).
The second component to the traffic plan is to create a one-way directional flow through the
surface parking area (Conditions 11-13). The School has been utilizing traffic cones during dropoff and pick-up to determine the best approach to this area for the long term. As you can see
on Sheet A003, the one-way flow begins at the end of the entry drive and loops through the
parking lot in two lanes. At the drop off area, the two drop-off lanes are on the outboard side,
with a thru-lane between them. All three lanes then narrow down to a single lane for exiting.
Additional pavement markings, hatching and directional signage will be added and
supplemented with corresponding directional signage. The school plans to continue to utilize
the traffic cones during drop off and pick-up to reinforce this traffic pattern.
The third component to the traffic plan is to address bicycle access and parking on the site
(Condition 14). The north/south segment of WPS Drive as well as Engel Drive currently have
marked and designated bicycle lanes. These are to remain and will be incorporated into the
new traffic bulb. Currently there are two bicycle racks inside the parking structure near the
north stairwell on the 1st level, with room for 1 or 2 more racks (Sheet A005). Regular bicyclists
to the property that wish to use these racks, will be encouraged to enter the parking structure
at the south entrance (with the flow of traffic) and ride up to the level and park their bikes. In
anticipation of enrollment growth, two additional bike parking locations are proposed on the
south side of the building adjacent to the existing sidewalk as shown on Sheet A006. Since there
is not a designated bicycle lane on the entrance driveway, the design team felt this would be
safer for students, especially younger ones, when riding their bicycles to school. The riders will
be instructed to dismount from their bikes and walk them on the crosswalk and/or sidewalk to
the uncovered bike racks.
These traffic improvements are planned for construction during the Summer of 2022 with
completion ready for the 2022-23 Academic year start in September.

OUTDOOR PLAY AREA
The concept plan for the outdoor play area has progressed and several criteria were looked at
to determine the exact location of the play area. Originally, the project team had shown the
outdoor play area to be located on the north side of the existing building with primary access
from the main building entry, to end of parking lot and down to the play area. Upon further
investigation, this proposed site was deemed to be difficult to develop due to the steep slope
from the front of the building to the north (complicating ADA access), the number of trees that
would need to be removed from the site and management of stormwater run-off onto the
playground making for potentially hazardous conditions in the spring and winter. This area is
also much darker and has less sunlight exposure, which would require a larger number of
exterior lighting fixtures than were in the original budget.
The proposed location of the outdoor play area is still on the north side of the building but it is
located closer to Engel Road and has more existing open space to utilize. This results in a fewer
number of trees to remove, easier ADA access to the play area from the North building entry,
more sunlight access and potentially fewer exterior lights with better coverage.
Two design options were provided to One City School based on their desire to have a dedicated
area for unscripted play that could support a large number of children (play structure), and an
open area for the Anji Play with a small shed to store the equipment used in the Anji Play or
other miscellaneous equipment such as balls or jump ropes etc. These options are shown on
Sheets A007-A009.
This area would be secured with a fence around the entire play area (including shed) with
access gates on the building side and also on the rear of the play area. The rear gate would be
to access a future walking path through the woods. The walking path would not be
implemented until the wooded area could be cleaned of debris from transient occupants,
garbage that has blown into the area and an overall clean-up of invasive species and unsafe
conditions. This path would have learning stations periodically along the way that could be
coordinated with the curriculum.
The outdoor play area, is planned for construction during the Summer of 2022 with completion
ready for the 2022-23 Academic year start in September.

EROSION CONTROL AND STORM WATER MANAGEMENT
As final design is completed for the outdoor play area and the traffic bulb, area calcs will be run
again to determine if the 1 acre threshold has been reached and/or exceeded. If so, then the
appropriate erosion control and stormwater management permits will be pulled as part of the
construction process.
The traffic improvements as currently shown will have a disturbance area of approximately
14,000+/- SF (0.33+/_ Ac); Approximately 5,000+/- SF net new impervious area. Based on the
civil engineer’s understanding of the code, the project would require an erosion control permit

(anything greater than 3,000 SF disturbance), but would be exempt from stormwater permit
since the traffic improvements are less than 20,000 SF of new impervious area.
The playground area is a combination of poured rubber surface and artificial turf, with
proposed areas ranging from 1,797 SF to 2,360 SF. The impervious and pervious areas would
need to be confirmed prior to permit application in order to verify if the 20,000 SF threshold of
new impervious area has been reached or exceeded.
We hope this letter and the attached packet will have successfully addressed the conditions of
the change of use approval granted in July. We look forward to discussing with you at the
November 22, 2021 Plan Commission Meeting.
Respectfully submitted,

David Stephan
COO
One City Schools

ZONING PERMIT
NEW STRUCTURE

X ENLARGEMENT/ADDITION/ALTERATION

NEW CONSTRUCTION

X NEW USE

PERMIT NO.:
PROPERTY OWNER:
DEVELOPER:
PROJECT/BUSINESS:
LOCATION:
DESCRIPTION OF USE:

2-010-2021
One City Schools
JLA Architects/Findorff Construction
One City Schools
1707 W. Broadway
New School Use

APPROVAL OF THIS ZONING PERMIT IS SUBJECT TO THE FOLLOWING CONDITIONS:
1.
2.
3.
4.
5.

In accordance with Chapter 480-55 of the Monona Municipal Code, all permits are
subject to review and appeal within thirty (30) days after issuance.
This approval does not preclude the applicant from obtaining any and all other permits
not under the purview of this Permit.
The conditions of approval shall also be met as attached but are subject to approval of
the minutes of the Plan Commission meeting of July 12, 2021.
In accordance with Chapter 480-55(e) of the Monona Municipal Code, this Approval may
be revoked if the Conditions of Approval of the permit have not been satisfied, or the
holder of the Permit cited under Chapter 480-51 of the Monona Municipal Code.
In accordance with Chapter 480-53(b) of the Monona Municipal Code a performance
bond or irrevocable letter of credit for any of the improvements shown on the approved
site plan which have not been completed at the time of request for an occupancy permit,
with the amount to be determined by the Plan Commission, may be required before an
occupancy permit is granted.

This Zoning Permit is issued for the use, construction, or structure described above, at the
above location, and as depicted in plans and statements on file with the City of Monona
according to Chapter 480-55 of the Monona Municipal Code. Having determined that the
proposal complies with the standards, procedures, and applicable provisions of the Municipal
Code of the City of Monona, I hereby issue this Zoning Permit, effective July 12, 2021.
7/12/2021
Zoning Administrator

Date

DATE OF APPROVAL BY PLAN COMMISSION: July 12, 2021. The applicant should notify the Zoning
Administrator upon beginning construction. If construction or occupancy has not commenced by January
12, 2022 this zoning permit is void. The Zoning Administrator may extend this date for just cause.

ZONING PERMIT
CONDITIONS OF APPROVAL
One City Schools
1707 W. Broadway
Approved by Plan Commission July 12, 2021
A motion was made by Mr. Homburg, seconded by Mr. Holmquist, to approve a Zoning
Permit for a new use and construction at 1707 W. Broadway, as proposed and according
to Chapter 480-55 of the Monona Municipal Code of Ordinances with the following finding
of fact and conditions of approval:
Finding of Fact:
1. The existing landscaping is found to be sufficient for the site and additional plantings are
not required as part of this application.

Conditions of Approval:
1. All required state and local building permits shall be obtained.
2. A separate comprehensive signage plan shall be obtained from the Plan Commission for
any new signage at this property.
3. A Knox box shall be installed on the south side of the building, with final location
approval by the City’s Fire Chief prior to granting of occupancy permits.
4. The applicant shall install a Bi-Directional Amplifier (BDA) inside the building. This shall
be coordinated with the City’s Fire Chief for approval prior to granting of occupancy
permits.
5. Fire alarm systems and sprinklers shall be upgraded for the change in use from B
(business) to E (educational) prior to granting of occupancy permits.
6. Erosion control and stormwater management permit applications shall be submitted to
the city’s consulting engineer for review and approval prior to the granting of building
permits for any work that will trigger this review. The applicant should reference the
review letter dated July 1, 2021 for further details.
7. If site lighting becomes a problem as determined by the Plan Commission, the applicant
shall return to the Plan Commission with a photometric plan to address the challenges
and changes may be required.
8. This does not include approval of the future site improvements such as the outdoor play
area or rebuilding of the structure parking area.
9. Permits will be required for the conversion of the structured parking area to any other
use.
10. The final plans for the change of direction at the south end of the drop-off loop shall be
submitted to Plan Commission for approval by November 2021, with the work completed
by the Summer of 2022.
11. A paved emergency access to the WPS properties shall be maintained for both public
and private use.

12. The final plan for the drop-off area modifications shall be submitted to the Plan
Commission for review by November 2021, with completion by Summer of 2022.
13. If queueing becomes an issue in the future, the Plan Commission may require future
fixes.
14. The bike racks and locations shall be submitted to Plan Commission by November 2021,
with installation by Summer 2022.
15. Temporary wayfaring signage shall be approved before the opening of the school.

The motion carried unanimously.
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ROTATE EXISTING BIKE RACKS TO BE
PERPENDICULAR TO THE WALL AND
THE CAPACITY DOUBLES TO 16 BIKES

CURRENT BIKE RACK LOCATION IN PARKING STRUCTURE

RACKS PUSH UP AGAINST WALL
CAN ONLY HOUSE 4 BIKES EACH
FOR A TOTAL OF 8 BIKES.
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ROTATE AND THE CAPACITY
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Sample Directional
Signage
1ST FLOOR PARKING GARAGE

NTS

BICYCLE PARKING:
EXISTING

A005

Sizing of new bike
parking areas and
selection of bike racks
should follow
recommendations found
in Essentials of Bike
Parking (2015), published
by the Association of
Pedestrian and Bicycle
Professionals

PROPOSED BICYCLE
PARKING AREAS FOR
20-24 BIKES

ONE CITY SCHOOL
GRADES K-12

PLAN VIEW
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Double Sided Grid
Bike Rack

Wheel Socket Bike
Rack - Double Sided
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PROPOSED PLAY AREA RECOMMENDED LOCATION

PROPOSED PLAY AREA ORIGINAL LOCATION
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PLAN COMMISSION STAFF REPORT
CITY OF MONONA
Project:

Project Address:
Applicants:

MEETING DATE: NOVEMBER 22, 2021
AGENDA ITEM 5C
CASE NO. 2-016-2021

Prehearing Conference on Request by Compass Properties and The
Neutral Project for Consideration of a Zoning Permit for New
Construction
4600 – 4611 Monona Drive
Nate Helbach – The Neutral Project
Matt Murtos – Compass Properties

Proposal Summary:
Mr. Helbach of The Neutral Project, in partnership with Compass Properties, proposes the
demolition of the existing buildings, and the construction of a 4-story, mixed use development along
Monona Drive. The site is 2.2 acres or 95,927 SF, and is bound by Springhaven Avenue to the
north, Monona Drive to the east, Gordon Avenue to the west and W. Dean Avenue to the south. The
conceptual plans include 97 residential units, ground floor commercial space, a public walkway as
well as underground parking.
The applicant seeks Plan Commission feedback as part of the prehearing conference, with the
intention to formalize plans thereafter. The project will likely include a tax increment financing (TIF)
request, and as such has begun discussions with the Community Development Authority (CDA). The
submitted materials include information on the sustainable elements that will be included, floorplans
and parking allocation as well as massing and renderings for discussion.
Applicable Regulations, Policy or Practice:
The parcels in question are currently zoned Retail Business (RB). It is likely that this development
will need to be rezoned to Community Design District and may proceed as a Planned Community
Development, with a General Development Plan and Precise Implementation Plan. This will allow for
greater flexibility given the number of parcels, and the current development proposal.
The 2010 Monona Drive Urban Design Guidelines apply to the project and will be referenced
throughout the review of the proposal.
Suggested Discussion:
No formal action is needed at this prehearing conference. The Plan Commission should discuss the
proposed use and evaluate its compatibility with the neighboring properties, the requirements of the
Zoning Ordinance, and the Comprehensive Plan. Suggested discussion points include the following:
-

-

Zoning and Land Use
• CDD rezoning and/or Planned Community Development
• Ground floor uses and overall compatibility with the Comprehensive Plan
Site Design
• Density and massing of the proposal
• Parking standards and possible shared parking agreement
• Pedestrian and vehicular access around the site
• Materials and exterior aesthetic
Public and Common Areas
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STAFF REVIEW
Process
Plan Commission Public Hearing and Prehearing Conference Held 6/28/2021
A Public Hearing notice was mailed to property owners within 200’ feet of the property. The
purpose of the prehearing conferences was to familiarize the Commission with the request,
communicate a general consensus on the proposed new use, and to allow the Commission to
request revisions before final plans were completed. The Plan Commission was generally
agreeable to the proposal although there were some questions about the density, parking
allocation, green space and building setbacks from Monona Drive.
Plan Commission Public Hearing and Prehearing Conference Scheduled 11/22/2021
A Public Hearing notice was mailed to property owners within 200’ feet of the property. It is
expected that this discussion will allow for guidance to be provided to the applicant as they
continue to refine their request.
Land Use
The property is located within the Retail Business Zoning District. As proposed, the use would be
unable to comply with site zoning, and it is likely that a rezoning to Community Design District (CDD)
and possible utilization of the Planned Community Development (PCD) would be the appropriate
framework through which to review the project. The Ordinance states that the PCD tool is typically
used in the CDD, so the Commission should discuss which approach would be preferred. The PCD
may allow for greater flexibility given the scale of the proposal and number of parcels, but the project
is unlikely to be phased.
The 2016 Comprehensive Plan classifies this property as “Commercial Use” in both the current and
future land use maps. This is defined by the Capital Area Regional Planning Commission as “Land
used for retail, service, commercial, and office uses.” The Commission should discuss how the mix
of uses aligns with this classification and how it integrates with other nearby uses.
The proposal includes a range of unit types that will most likely provide market rate rentals. These
vary in size from studios through to three-bedroom units. The revised proposal now also includes
seven townhome units, as well as two lofts. The number of studio and one-bedroom units has been
decreased, while the number of larger units has increased. The application materials state that these
revisions better cater to demands of the local market and respond to feedback received at the last
meeting. There had been a question about providing a number of units available as workforce
housing, although this is not specifically mentioned in the materials. The ground floor use is
proposed to incorporate the existing BMO Harris Bank (with a drive-through), as well as a fitness
center, flexible retail space, and coffee shop or restaurant that will be open to the public and also
function as tenant amenities.
Site Design
Lot Coverage
Attachment 2 of the Zoning Code requires that “all sites will generally be required to cover up to
thirty percent of the site in open green space.” The applicant shared these areas in their submitted
materials. They include 21,100 square feet of open space at-grade (22%), as well as another 9,500
square feet (9.9%) on the rooftop, via a green roof. The Commission may choose to discuss how
these design elements meet the requirement of providing green space on the lot, and if this meets
the intent of the Ordinance.
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Setbacks
Specific setback standards are not given for this district, instead, proposals are reviewed according
to performance standards, and against adjacent uses. The Commission were concerned by the
limited setbacks from Monona Drive at the last meeting, and suggested that some of the massing be
moved back from the street. While difficult to tell exactly, it appears that the massing is still very
close to the north and east property lines, and this should be discussed further at the meeting. While
the minimal setbacks are intended to engage pedestrians, and provide a pedestrian connection to
the street edge as discussed in the Urban Design Guidelines, the scale of this building may require a
greater setback than others and incorporation of greater site landscaping to provide a buffer.
Circulation
Vehicle circulation is proposed at three curb cuts around the site. This includes a main entrance off
Gordon Ave, a second entrance off Springhaven Avenue and an exit for the BMO bank use onto W.
Dean Avenue. The Commission may choose to discuss how this will function, particularly with the
possibility of increased traffic along Gordon Avenue to the west.
Parking
Standards for parking are regulated by Attachment 2 of the Zoning Code. The applicant proposes a
total of 167 stalls, with 73 of these as surface stalls and 94 being underground. This is an increase of
6 stalls over the previous submittal. The Commission should discuss parking, and how the ground
floor uses may allow for flexibility with parking requirements. In addition to vehicular parking, the
plans show private bicycle parking and maintenance space in two locations on the ground floor.
Previous materials referenced the possibility for shared mobility options that could enhance project
sustainability and assist with parking requirements. The Commission may choose to ask if this is still
an option at this project.
The applicant proposes a total of 97 residential units, as well as 12,500 SF of commercial space. As
proposed, the development would require 194 stalls, and the plans show 167. The deficit of 27 stalls
could be partially remedied by a shared parking agreement with the ground floor tenants for use
during off-hours. The three commercial spaces (bank, fitness studio and café) may also have a
number of customers arriving on foot either from the development or adjacent residential area. The
applicant has shared a parking analysis that shows the expected weekday demand for each use and
how a decrease in parking requirements could work given the dynamic parking needs at the site
throughout the day.
Stalls Required
1 / Efficiency
1.5 / 1 Bedroom
2 / 2 Bedroom
2/ 3 Bedroom
2 / Townhome
2 / Loft
1/ 300 SF of Commercial
Total
Proposed

Parking Summary
Units Proposed

Stalls Required

27
27
30
45
29
58
2
4
7
14
2
4
12,500 SF
42
97 units / 12,500 SF
194
Commercial
167 + possible shared parking agreement to cover the gap
73 surface stalls and 94 garage
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Architecture and Massing
The majority of the building massing is focused along the eastern edge of the site, across two
buildings with density closer to Monona Drive than Gordon Avenue to the west. A 34’ wide mews
public space is utilized between the buildings, which helps to break the linear plane along Monona
Drive, and create a public gathering space. A stepped massing is utilized along the top floor to scale
the building and soften the vertical element of the building. Moving the massing closer to Monona
Drive meets design standards from the Monona Drive Urban Design Guidelines and also moves the
density away from the single-family residential across the street. The applicant has added seven
townhomes to the northern edge of the property, although it does appear they are accessed from a
communal hallway rather than along Springhaven Avenue. Balconies are provided for the upper
levels, with recessed windows allowing for what appear to be somewhat modest private balconies
that don’t disrupt the lines of the building. The main building is still nearly 300 linear feet along
Monona Drive, and while the vertical massing is well defined with the step back and alternative
materials, it is possible that the horizontal plane could be broken up. This could be achieved through
recesses and projections or enhanced landscaping.
High quality materials are stipulated in the Urban Design Guidelines, and the choice of a masonry
exterior appears to follow the guidelines. The façade is predominantly brick, with what appears to be
a varying array of mortar types to differentiate between levels. Finally, the fourth floor is clad in
standing seam metal façade to add variety to the exterior. The materials also show a brick walkway
along the mews to further enhance the identity of the building. It should be noted that the renderings
include a brick sidewalk extending to the curb. The sidewalk is part of the City right-of-way, and
unlikely to be changed given the recent installation of this infrastructure.
The Commission should discuss the density, massing and materials shown within the proposal, how
it meetings with the Urban Design Guidelines, and if this is in-line with their vision for these sites.
Green Infrastructure
The proposal includes a number of sustainable practices, both for the construction of the building
and its operations. This includes LEED Gold Certification, the inclusion of low-flow fixtures,
installation of a green roof and native plantings as well as sustainable building materials. Materials
state that carbon responsible buildings are one of the goals of the development team.
Stormwater
The plans were not shared with the City’s Consulting Engineer at this time. It is expected that an
Erosion Control permit, Stormwater Management Permit and Stormwater Management Plan will be
needed.
Lighting and Landscaping
The Standards of Attachment 2 of the Zoning Code apply to any property applying for a Zoning
Permit. A photometric plan as well as a landscape plan for the project extent showing any
replacements or additions is required before the formal hearing request. Commission feedback at
the June meeting did discuss landscaping; this will be an important component to the project and a
plan should be brought forward for the next discussion to begin to conceptualize this element.
Staff Comment
The preliminary plans were shared with City Department Heads for review and comment.
No specific comments or concerns were received at this time.
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Received Public Comment
Douglas Plowman
From:
Sent:
To:
Subject:

noreply@civicplus.com
Monday, November 22, 2021 11:21 AM
Leah Kimmell; Bryan Gadow; Douglas Plowman
Online Form Submittal: Department Contact Form

Department Contact Form
First Name

Tim

Last Name

Collins

Address1

4611 Gordon Avenue

Address2

Field not completed.

City

Monona

State

WI

Zip

53716

Phone
Email
Message

Good Morning,
My family lives on Gordon Avenue, and we have some
significant concerns with the proposed BMO development.
My concerns started when we were not given notice of the
initial proposal meeting, this is not acceptable and should give
an idea as to how these development companies plan to
operate as they move forward. Their lack of concern for the
residents in the neighborhood and disregard of input from the
neighborhood should be considered a major red flag. When we
were given an opportunity to speak with the appropriate
people, we were told that there would not be an exit or
entrance on Gordon Ave., but have since found out that the
main entrance is planned to be on Gordon. We already have
heavy traffic and parking issues on this road, and adding 97
units and townhomes is simply not feasible. The fact ghat the
proposal is short parking spaces is another significant concern.
We already have alternate side parking due to parking
problems presented by the high school- how does a new
development that is 27 parking stalls short take these concerns
1

Received Public Comment
into consideration? It doesn’t, and again shows a complete
disregard for the residents in the neighborhood. The fact that
they are also significantly short on the green space
requirement only reinforces that these developers have no
concern for how this development will
Impact the neighborhood, and should give your committee
serious concern.
There are dozens of young kids that live on Gordon near the
proposed development, and dozens of families that will be
significantly impacted by this decision. The fact that this
proposal has intentionally avoided input from the residents, has
made agreements to amend the initial plan, only to disregard
those commitments, and continues to propose a development
that simply does not fit the neighborhood and shows no regard
for these families is unacceptable, and I expect this to be taken
into consideration by the City. Do not allow these companies to
develop for the sake of development, and please honor the
residents of Monona by setting a standard for this development
and holding these plans to a standard that at very least takes
these concerns into account.
I appreciate you taking this feedback, and strongly encourage
the City of Monona to set a standard as they work through this
development that will show support for Monona residents.
Thanks again,
Tim Collins
4611 Gordon Ave

To which department(s)
would you like to send
your message? Please
select all that apply.

Planning/Economic Development

Do you want a
confirmation or followup
email from a city staff
member regarding your
concern?

No, no need to follow up with me.

Email not displaying correctly? View it in your browser.
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Received Public Comment
Douglas Plowman
From:
Sent:
To:
Subject:

noreply@civicplus.com
Monday, November 22, 2021 10:27 AM
Leah Kimmell; Bryan Gadow; Douglas Plowman
Online Form Submittal: Department Contact Form

Department Contact Form
First Name

Marita

Last Name

Klinzing

Address1

4512 Gordon Avenue

Address2

Field not completed.

City

Monona

State

WI

Zip

53716

Phone
Email
Message

Regarding the Neutral Project for Monona Drive. I am a
resident of Gordon Avenue and strongly oppose the building of
the project. We have many families on our street with small
children and already deal with the increased traffic 9 months of
the year from the high school student parking illegally, leaving
trash on the street or peoples yards and speeding on the
street. Adding a this unit with create and castastrophic amout
of additional traffic for our neighborhood as well as reduce the
values of our homes. Please think carefully about this project
and what it will do to the residents in the neighborhood.

To which department(s)
would you like to send
your message? Please
select all that apply.

Planning/Economic Development

Do you want a
confirmation or followup
email from a city staff
member regarding your
concern?

Yes, please contact me to confirm that the issue has been
resolved.

1

Received Public Comment
Email not displaying correctly? View it in your browser.
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Received Public Comment
Douglas Plowman
From:
Sent:
To:
Subject:

noreply@civicplus.com
Monday, November 22, 2021 10:19 AM
Leah Kimmell; Bryan Gadow; Douglas Plowman
Online Form Submittal: Department Contact Form

Department Contact Form
First Name

Eric

Last Name

MacKay

Address1

4603 Gordon Ave

Address2

Field not completed.

City

Monona

State

WI

Zip

53716

Phone

Field not completed.

Email
Message

I would like to formally express my concerns related to the
apartment/mixed use development that is being considered for
approval to be built immediately across the street from my
home (on Gordon Ave between Springhaven and Dean). I have
many concerns about what is currently proposed, not the least
of which is the poorly planned out entrance and exit strategy for
traffic for 97 apartment units. If there is any vehicle entrance or
exit for this new apartment ON Gordon Avenue at all, please
know that someone will undoubtedly get hurt. Although there
are some commercial properties already on the East side of
Gordon Avenue, there are dozens of children (including 3 of my
own) who use their bicycles, scooters, etc. on the street and we
already have concerns with the traffic caused by the (at most)
20 vehicles that might be going in and out of the bar across the
street. Any more traffic will introduce a significant safety
concern for myself and all other families with children on this
street (at least 6 households on the west side of Gordon Ave-across from the proposed development). I oppose this
development on the grounds that our community needs more
homes that people can purchase, not rental properties--but I
STRONGLY oppose this development because of what it
1

Received Public Comment
means for my family and my community on Gordon Avenue, as
proposed.

To which department(s)
would you like to send
your message? Please
select all that apply.

Planning/Economic Development

Do you want a
confirmation or followup
email from a city staff
member regarding your
concern?

Yes, please contact me to confirm that the issue has been
resolved.

Email not displaying correctly? View it in your browser.

2








November
17,
2021

To: 
Douglas
Plowman,
AICP
City
Planner/Assistant
Economic
Development
Director
City
of
Monona
5211
Schluter
Road
Monona,
WI
53716

From: 
Springhaven
Ave,
LLC
849
East
Washington
Ave.
Suite
112
Madison,
WI
53703

Regarding: 
Request
of
a
plan
commission
prehearing
conference
for
The
Bloom
-
a
new
mixed-used
development
located
at
4601
-
4613
Monona
Drive.

Dear
Mr.
Plowman
and
City
of
Monona
Plan
Commission
Members;
The
following
is
submitted
together
with
the
preliminary
design
plans
and
application
for
a
prehearing
conference
by
the
City
of
Monona
Plan
Commission.

ProjectDescription 
This
project
was
previously
reviewed
by
the
plan
commission
as
part
of
a
prehearing
conference
on
July
28,
2021.
Since
that
review
we
have
further
explored
various
site
design
layouts
and
massing
options,
taking
into
account
the
feedback
from
the
prehearing
conference
and
prior
neighborhood
discussions.
We
have
developed
a
design
scheme
that
is
more
refined
and
delivers
several
community
amenities,
including
a
“mews”
experience,
where
the
old
meets
new
in
a
small
intimate
alley
between
the
small
massing
and
larger
‘L’
shaped
building
creating
a
unique
European
style
public
amenity;

a
small
restaurant
cafe;
a
fitness
center;
and
a
bank
branch.
In
the
revised
design,
we
have
reduced
our
unit
count
by
one
to
97
units
and
increased
our
total
parking
spaces
by
six
for
167
total
stalls.
In
addition,
we
have
added
seven
two-story
townhouse
units
and
two
two-story
loft
units
(similar
to
a
townhouse).
Additionally,
we
decreased
the
number
of
studio
units,
focusing
on
adding
larger
units
that
better
support
the
needs
of
the
community.
The
Neutral
Project
&
Compass
Properties
|
The
Bloom
|
Plan
Commission








The
commercial
space
mix
has
remained
unchanged
and
includes
a
bank
branch,
fitness
center,
restaurant,
cafe,
and
additional
flexible
space
for
small
boutique
retail
start-ups.
We
have
also
amended
some
resident
amenity
spaces
to
include
a
library
and
study
area,
a
small
co-working
space,
a
bicycle
storehouse,
and
additional
storage
units
for
residents.
We
appreciate
the
opportunity
to
present
our
new
exciting
development,
“The
Bloom,”
named
after
the
former
Blooming
Grove
Township,
of
which
the
project
site
once
belonged.
We
hope
The
Bloom
will
be
an
asset
to
the
community
and
become
an
icon
for
the
City
of
Monona,
exhibited
by
its
rich
classical
architectural
appearance
with
modern
gestures.

Sincerely,

Nate
Helbach
Managing
Partner
of
The
Neutral
Project,
LLC
a
Manager
of
Springhaven
Ave,
LLC



The
Neutral
Project
&
Compass
Properties
|
The
Bloom
|
Plan
Commission
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The Neutral Project + Compass Properties

SALA HARS

SALA HARS

Monona, WI

THE NEUTRAL STANDARD
Overview
Approach
Sustainability
Water Management
Livability

SALA HARS

TITLE TITLE
OVERVIEW
TITLE
TITLE

The
TheNeutral
NeutralStandard
Project isisaan
sustainable
initiative real
to put
estate
our words
development
into action
company.
to build
Our
carbon-neutral
goal is to challenge
mixed-use
conventional
and multifamily
real estate
developments
development
thatmethods
eliminate
embodied
and present
carbon
a newemissions
sustainable
anddevelopment
minimize operational
strategy. We
carbon
believe
emissions.
that
Our
thestandard
acceptedisreal
rooted
estate
indevelopment
building withmodel
mass timber,
that necessitates
designingendless
to passive
house
growth
standards,
disregarding
pursuing
environmental
a sustainability
impact,
certification
must be displaced.
through Phius
The or
Neutral
USGBCProject
LEED,team
and verifying
collectively
ourhas
approach
over two
with
decades
a third-party
of experience
life-cycle
in
analysis.
multifamily
Ourand
company
mixed-use
maxim
development.
is to leave this
We’ve
world
worked
a better
from
place
inception
than we
found
to completion
it, and weon
believe
development
that building
projects
to the
totaling
Neutral
over
Standard
2,000 multifamily
will facilitate
units. Additionally, we have over
our55,000
pursuit.square feet of office and retail
development and lease-up experience.

DESIGNING

BUILDING

VERIFYING

Potential passive house certification + LEED Gold
certification with elements of the WELL building standard

Mass timber + embodied carbon

Post-factum verification through third-party
commissioning and life-cycle analysis’

CO 2

19th Century

20th Century

21st Century

Decay
Burn

Testing
Store

Approach | The Neutral Standard
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SALA HARS

THE NEUTRAL STANDARD

SUSTAINABILITY

MASS TIMBER

PASSIVE HOUSE

PVS

GREEN ROOFS

TRANSPORTATION

WATER

SUSTAINABILITY
The Neutral Standard has three main aims related to
carbon: to reduce embodied emissions, to provide a
continued reduction in operational emissions, and to
verify these through a third-party review. These goals
are met through a variety of progressive sustainable
initiatives

LIVABILITY

SALA HARS

THE NEUTRAL STANDARD

SUSTAINABILITY

LOW-FLOW
FIXTURES

NATIVE
LANDSCAPE

REDUCED
STORMWATER AND
WASTEWATER

WATER

WATER MANAGEMENT
The Neutral Standard commits to water conservation
with a simple and proven approach including low-flow
fixtures minimizing consumption. It also incorporates
strategically landscaped native and adaptive vegetation
to minimize needs and in turn reduce storm water and
wastewater outflow, while also creating natural habitat.

LIVABILITY

SALA HARS

THE NEUTRAL STANDARD

SUSTAINABILITY

FITNESS

COMFORT

MIND

NUTRITION

TRANSPORTATION

WATER

LIVABILITY
Buildings are for people. The built environment should
encourage healthy living and community. The Neutral
Standard aims to use design principles and concepts
from both the WELL Building Standard and the Phius
Passive Building Standard to promote healthy living and
to provide enhanced thermal and acoustic comfort along
with healthier indoor air quality.

LIVABILITY

SALA HARS

Site
Context
Access
Considerations
Daylighting

SALA HARS

0 MI

Site | Context

1/8 MI

1/4 MI

3/8 MI

1/2 MI
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0 MI

Site | Context

1/8 MI

1/4 MI
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SALA HARS

0 MI

1/8 MI

1/4 MI

3/8 MI

1/2 MI

Monona Grove
Nursery School

Acewood
Park

Frank Ellis
Elementary
School
LAKE MONONA

BUCKEYE RD

Tonyawatha
Park and Boat
Launch

Schluter
Beach
Monona Grove
High School

Waterman
Park

Monona
Golf Course
Monona
Park

MONONA DRIVE
CORRIDOR

Nathaniel
Dean
House

Firemen’s
Park
Winnequah
Elementary
School

Arrowhead
Park

Commercial
Corridor

Immaculate
Heart of Mary
Catholic School

Monona
Community
Pool
Winnequah
Park

La Follette
High School

Monona Police
Department
Monona
Public Library
NICHOLS RD

Site | Context
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SALA HARS

HIGHWAY 51
S STOUGHTON RD.

W DEAN AVE

0 FT

Site | Access
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300 FT

400 FT

0 FT

Site | Access
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SALA HARS

300 FT

400 FT

MONONA DRIVE

MONONA GROVE
HIGH SCHOOL

VETERINARY
CLINIC

SPRINGHAVEN AVE.
VEHICLE ACCESS
MONONA BAKERY

PEDESTRIAN
MEWS WALKWAY

SURFACE PARKING
73 Parking Spaces

ROSIE’S COFFEE
BAR

GORDON AVE.
VEHICLE ACCESS

GAS STATION
W DEAN AVE.

GIFT SHOP

MONONA
GOLF COURSE

BMO DRIVE
THROUGH

0 FT

BMO HARRIS
FINANCIAL ADVISORS

Site | Access

100 FT

200 FT

NATHANIEL
DEAN HOUSE
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300 FT

400 FT

N

W

S

BUILDING 2
BAR SHAPE

BUILDING 1
L-SHAPE

E

SOLAR ORIENTATION

ROOF TERRACE VIEWS TO
LAKE MONONA

ROOF TERRACE VIEWS TO GOLF
COURSE/ MONONA PARK

VIEWS

Site | Considerations
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SALA HARS

FLOOR 4
GREEN ROOF

RESIDENT ROOFTOP AMENITY ROOMS

FLOORS 2-3
RESIDENTIAL TERRACES

FLOOR 1
TOWNHOUSES
COMMERCIAL GASTRONOMY
RESIDENT AMENITIES
1ST FLOOR RESIDENCES AND LOBBY

BMO DRIVE THROUGH
BMO HARRIS ANCHOR TENANT
COMMERCIAL SPACE
PUBLIC COMMERCIAL PASSAGE

Site | Considerations
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SALA HARS

SUMMER
5:17AM - 8:41PM

SPRING
6:58AM - 7:11PM

AUTUMN
6:43AM - 6:56PM

WINTER
7:25AM - 4:26PM

0 FT

Site | Daylighting
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100 FT
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SALA HARS

300 FT

400 FT

March 21

9:00 AM

June 22

9:00 AM

September 23

9:00 AM

December 22

9:00 AM

March 21

12:00 PM

June 22

12:00 PM

September 23

12:00 PM

December 22

12:00 PM

March 21

3:00 PM

June 22

3:00 PM

September 23

3:00 PM

December 22

3:00 PM

Site | Daylighting
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SALA HARS

Massing Strategy
Site Zoning Information
Volume
Program Layout
Site Sections

SALA HARS

SITE INFORMATION
Address:
Zoning:		

4711 - 4601 Monona Drive
RB (Retail Business)
Monona Drive Corridor

Site Limitations:

Assuming a GDP/PIP is req. for
Planned Development

Density:
Lot area:
Dwelling Units:
Lot Area/ D.U.:
Density:		

95,927 sq. ft. (2.2 acres)
97
988.8 sf/ unit
45 units/ acre

Open Space:
At Grade:
Rooftop:
Total:

21,100 sf
9,500 sf
30,600 sf or 30%

411FT

421FT

234FT

230FT

00FT
FT

100
FT
100FT

200
FT
200FT

300
FT
300FT

400 FT
400FT

Massing Strategy | Site Information
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SALA HARS

OPTION 1

OPTION 2

OPTION 3

OPTION 4

COMMERCIAL:
13,700 SF

COMMERCIAL:
13,700 SF

COMMERCIAL:
13,000 SF

COMMERCIAL:
12,500 SF

COMMERCIAL:
12,500 SF

RESIDENTIAL:
133,700 SF

RESIDENTIAL:
128,500 SF

RESIDENTIAL:
127,700 SF

RESIDENTIAL:
128,500 SF

RESIDENTIAL:
137,200 SF

PARKING & UTILITY:
39,000 SF

PARKING & UTILITY:
37,250 SF

PARKING & UTILITY:
37,000 SF

PARKING & UTILITY:
38,000 SF

PARKING & UTILITY:
40,650 SF

GARAGE PARKING
COUNT: 87 SPACES

GARAGE PARKING
COUNT: 88 SPACES

GARAGE PARKING
COUNT: 87 SPACES

GARAGE PARKING
COUNT: 80 SPACES

GARAGE PARKING
COUNT: 94 SPACES

SURFACE PARKING
COUNT: 78 SPACES

SURFACE PARKING
COUNT: 88 SPACES

SURFACE PARKING
COUNT: 88 SPACES

SURFACE PARKING
COUNT: 89 SPACES

SURFACE PARKING
COUNT: 73 SPACES

TOTAL PARKING
COUNT: 161 SPACES

TOTAL PARKING
COUNT: 176 SPACES

TOTAL PARKING
COUNT: 175 SPACES

TOTAL PARKING
COUNT: 169 SPACES

TOTAL PARKING
COUNT: 167 SPACES

FACADE SURFACE
AREA: 55,150 SF

FACADE SURFACE
AREA: 52,800 SF

FACADE SURFACE
AREA: 52,900 SF

FACADE SURFACE
AREA: 53,450 SF

FACADE SURFACE
AREA: 60,500 SF

Massing Strategy | Volume
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SALA HARS

Massing Strategy | Volume
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ELECTRICAL
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STORAGE AND ELECTRICAL
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20'-0"

2
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18'-0"

18'-0"

18'-0"

17'-0"

17'-0"

TOTALS

20'-0"

18'-0"

18'-0"

AREAS

BASEMENT

TOTALS
STUDIO: 27

AREAS
COMMERCIAL: 12,500 SF

PARKING - 94 SPACES

STUDIO - 272 BED: 29
1 BED - 32 3 BED: 2
2 BED - 29 TOWNHOUSE: 7
3 BED - 2 LOFT: 2
TOWNHOUSE
- 5 UNITS: 97
TOTAL
LOFT - 2

COMMERCIAL - 15,000 SF
RESIDENTIAL
134,700SFSF
SUBTOTAL: -149,700

PARKING: 94 SPACES

00FT
FT

22'-0"

17'-0"

22'-0"

94 GARAGE PARKING SPACES

100
FT
20FT

200
FT
40FT

300
FT
60FT

1 BED: 30

400
FT
80FT

RESIDENTIAL: 137,200 SF

SUBTOTAL
- 149,700
SF
BASEMENT
(PKG. &
UTILITY): 40,650 SF

PARKING: 167 SPACES BASEMENT
TOTAL: 190,350
SFSF
- 40,650

TOTAL UNITS - 97

PARKING - 167 SPACES

Massing Strategy | Program
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TOTAL - 190,350 SF
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20FT
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PARKING
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TOTAL UNITS - 97

PARKING - 167 SPACES

Massing Strategy | Program

RESIDENTIAL: 137,200 SF

The Neutral Project | City of Monona | Plan Commission | 2021.11.22

TOTAL - 190,350 SF
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TOTAL - 190,350 SF
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2 BED

2 BED

3 BED

1 BED

22'-0"

22'-0"

1 BED

22'-0"

1 BED

20'-0"

1 BED

2 BED

1 BED

2 BED

1 BED

2 BED

2 BED

2 BED

2 BED

17'-0"

17'-0"

17'-0"

17'-0"

22'-0"

GROUND FLOOR

18'-0"

18'-0"

18'-0"

18'-0"

18'-0"

18'-0"

18'-0"

18'-0"

18'-0"

18'-0"

17'-0"

17'-0"

TOTALS

20'-0"

18'-0"

18'-0"

AREAS

2ND FLOOR

TOTALS
STUDIO: 27

AREAS
COMMERCIAL: 12,500 SF
COMMERCIAL - 15,000 SF
RESIDENTIAL
134,700SFSF
SUBTOTAL: -149,700

TOWNHOUSE - 0
100
FT
FT
20FT
40FT
LOFT
- 2 200

STUDIO - 272 BED: 29
1 BED - 30 3 BED: 2
2 BED - 29 TOWNHOUSE: 7
3 BED - 2 LOFT: 2
TOWNHOUSE
- 7 UNITS: 97
TOTAL
LOFT - 2

STUDIO: 5
1 BED: 15
STUDIO - 5
2 BED: 10
3 BED: 1 1 BED - 15
2 BED0 - 10
TOWNHOUSE:
LOFT: 2 3 BED - 1
00FT
FT

22'-0"

22'-0"

LOFT

17'-0"

2 BED

22'-0"

17'-0"

STORAGE

1 BED

300
FT
60FT

1 BED: 30

400
FT
80FT

SUBTOTAL
- 149,700
SF
BASEMENT
(PKG. &
UTILITY): 40,650 SF

PARKING: 167 SPACES BASEMENT
TOTAL: 190,350
SFSF
- 40,650

TOTAL UNITS - 97

PARKING - 167 SPACES

Massing Strategy | Program

RESIDENTIAL: 137,200 SF
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TOTAL - 190,350 SF

SALA HARS

22'-0"

STUDIO

22'-0"

STUDIO

1 BED

ELECTRICAL

22'-0"

STUDIO

22'-0"

STUDIO

STUDIO

STUDIO

22'-0"

ELECTRICAL

22'-0"

STUDIO

LOFT

22'-0"

STUDIO

22'-0"

STUDIO
STUDIO

2 BED

STORAGE

2 BED

2 BED

2 BED

STUDIO
STORAGE

17'-0"

20'-0"

STUDIO

COMMUNAL
TERRACE

STUDIO

2 BED

STUDIO

2 BED

2 BED

STUDIO

2 BED

COMMUNAL
TERRACE

LOFT

17'-0"

1 BED

22'-0"

1 BED

22'-0"

1 BED

22'-0"

22'-0"

STUDIO

22'-0"

STUDIO

17'-0"

17'-0"

17'-0"

17'-0"

22'-0"

GROUND FLOOR

18'-0"

18'-0"

18'-0"

18'-0"

18'-0"

18'-0"

18'-0"

18'-0"

18'-0"

18'-0"

17'-0"

17'-0"

TOTALS

20'-0"

18'-0"

18'-0"

AREAS

3RD FLOOR

TOTALS
STUDIO: 27

AREAS
COMMERCIAL: 12,500 SF
COMMERCIAL - 15,000 SF
RESIDENTIAL
134,700SFSF
SUBTOTAL: -149,700

TOWNHOUSE - 0
100
FT
FT
20FT
40FT
LOFT
- 2 200

STUDIO - 272 BED: 29
1 BED - 30 3 BED: 2
2 BED - 29 TOWNHOUSE: 7
3 BED - 2 LOFT: 2
TOWNHOUSE
- 7 UNITS: 97
TOTAL
LOFT - 2

STUDIO: 17
1 BED: 4
STUDIO - 17
2 BED: 8
3 BED: 0 1 BED - 4
2 BED0 - 8
TOWNHOUSE:
LOFT: 2 3 BED - 0
00FT
FT

22'-0"

300
FT
60FT

1 BED: 30

400
FT
80FT

SUBTOTAL
- 149,700
SF
BASEMENT
(PKG. &
UTILITY): 40,650 SF

PARKING: 167 SPACES BASEMENT
TOTAL: 190,350
SFSF
- 40,650

TOTAL UNITS - 97

PARKING - 167 SPACES

Massing Strategy | Program

RESIDENTIAL: 137,200 SF
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TOTAL - 190,350 SF

SALA HARS

RESIDENTIAL NEIGHBORHOOD
MONONA BAKERY
12’
48’

34’

154’

0’

25’

50’

75’

100’

SPRINGHAVEN AVE ELEVATION

MONONA
GROVE HIGH
SCHOOL

RESIDENTIAL NEIGHBORHOOD
12’
54’

GAS STATION

39’

186’

0’

25’

50’

75’

100’

W DEAN AVE ELEVATION

Massing Strategy | Site Sections
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SALA HARS

SHOE REPAIR/
LAUNDROMAT
BMO HARRIS

INSURANCE OFFICE

GIFT SHOP

12’

12’
49’

39’

297’

0’

25’

50’

75’

34’

34’

56’

100’

MONONA DRIVE ELEVATION

Massing Strategy | Site Sections
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SALA HARS

Project Proposal
Context References
Images
Materials
Stormwater Management
Public Mews
Compilation

SALA HARS

MONONA GROVE HIGH
SCHOOL

LA FOLLETTE HIGH SCHOOL

UNITED METHODIST CHURCH

FRANK ALLIS ELEMENTARY

MONONA GROVE SCHOOL
DISTRICT BUILDING

MONONA COMMUNITY POOL

Project Proposal | Context References
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SALA HARS

WISCONSIN STATE CAPITOL

WISCONSIN HISTORICAL
SOCIETY

JOHN DEERE HORICON

JOHNSON WAX RACINE

Project Proposal | Context References
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GERMANIA BUILDING
MILWAUKEE

BANBURY PLACE EAU CLAIRE

SALA HARS

Project Proposal | Images
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SALA HARS

Project Proposal | Images
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SALA HARS

Project Proposal | Images
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SALA HARS

Project Proposal | Images
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SALA HARS

Public Auditorium - Alvaro Siza

Brick Facade Standard Mortar

Creek House - Tham Videgard

Studio House - Henning Stummel

Vitra Warehouse - Herzog de Meuron

Cross Laminated Timber

Standing Seam Metal Panels

Brick Pavers

Brick Facade Messy Mortar

Colored Anodized Aluminum

Project Proposal | Materials

T3 West Midtown - DLR Group
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SALA HARS

Brick Paver

Standing Seam Facade

Brick Facade Heavy Mortar

Brick Facade Standard Mortar

Project Proposal | Materials
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SALA HARS

Springhaven Ave.

Gordon Ave.

Monona Dr.

MECHANICAL

STORMWATER
MANAGEMENT
RETENTION
GARDEN

OUTDOOR
AMENITY
BELOW

STORMWATER MANAGEMENT DESIGN
A System of Green Roofs will help us
absorb and slow down the rate and reduce
the volume of runoff. In addition, as much
green space will be left on the ground
floor surrounding the parking, including a
Stormwater catchment system which will
help filter and purify the water being put
back into the ground water. Together, these
will help to:
- Exceed the runoff rate and volume
requirements for 10 year storms
- Exceed the requirement for rainfall
storage on site by 2.5 times going
from 1/2” to over a1”

PV
SOLAR
ARRAY

MECHANICAL

OUTDOOR
AMENITY
BELOW

- Reduce the total Suspended Solids by
74% across the site

W Dean Ave.

Project Proposal | Stormwater Mgmt.
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SALA HARS

Springhaven Ave.

MECHANICAL

Wild Palette

Gordon Ave.

Monona Dr.

Durable and Natural Planting

STORMWATER
MANAGEMENT
RETENTION
GARDEN

OUTDOOR
AMENITY
BELOW

Stormwater Garden
Pond and Marsh Vegetation for Water
Filtration fed back into groundwater

Pollinator Friendly

PV
SOLAR
ARRAY

MECHANICAL

OUTDOOR
AMENITY
BELOW

Provides Habitat and floral
resource for growing season

W Dean Ave.
Year-Round Beauty
Color and texture through
all four seasons

Project Proposal | Stormwater Mgmt.
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SALA HARS

Weekday
Shared Parking Calculations

BMO Harris

Café/Restaurant

Gym Amenity

97 Multifamily Units

Max Stalls Required (any time)

20

22

24

152

12:00-4:00 AM
5:00 AM
6:00 AM
7:00 AM
8:00 AM
9:00 AM
10:00 AM
11:00 AM
12:00 PM
1:00 PM
2:00 PM
3:00 PM
4:00 PM
5:00 PM
6:00 PM
7:00 PM
8:00 PM
9:00 PM
10:00 PM
11:00 PM

0
0
2
5
15
20
20
20
20
20
20
20
20
15
5
2
0
0
0
0

0
4
8
11
16
20
22
22
22
22
21
19
17
14
9
6
0
0
0
0

0
10.8
15.6
18
15.6
6
4.8
4.8
8.4
8.4
6
6
8.4
13.2
24
24
24
14.4
9.6
3.6

152
143
125
114
91
76
78
79
84
76
76
88
97
102
106
116
116
126
137
144

Max By Type
75% of Max

20
15

22
16.5

24
18

152
114

Total Required
Approximated Maximum
Proposed Spaces

194
164
167

Aggregate Demand

Aggregate Demand %

152
158
151
148
138
122
125
126
135
127
123
133
143
145
144
148
140
141
147
148

Units

91%
95%
90%
89%
83%
73%
75%
75%
81%
76%
74%
80%
86%
87%
86%
89%
84%
84%
88%
89%

Spaces/Unit

Studio
1-bed
2-bed
3-bed
Townhouse (2 or 3 bed)
Loft (2 bed)
Commercial

15
9
16
19
29
45
42
41
32
40
44
34
24
22
23
19
27
26
20
19

Required Spaces

1

27

27

1.5
2
2
2
2

30
29
2
7
2

45
58
4
14
4
152
Required Spaces
42

@ 1/300
1:300

GSF
12,500

Total Ordinance Required
Proposed Spaces*
Below-grade
Surface parking

No. of Units

Net Availability

194
94
73

167
(27)

*Project is proposing a shared parking agreement between commercial and residential

Project Proposal | Parking Analysis
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SALA HARS

FROM NEIGHBORHOOD

EXTENSIVE GREEN
ROOF AWNINGS

FROM MONONA DR.

TENANT
LOBBY

STORMWATER
RETENTION POND

FROM PARKING

TENANT
LIBRARY

CORE

PLANTER BENCH

RESTAURANT

CAFE

FROM MONONA DR.

OUTDOOR SEATING
FOR CAFE/
RESTAURANT

PEDESTRIAN
SEATING AND
PLANTER

MEWS PUBLIC SPACE
The Mews is a public space between the two housing blocks, which creates an
intimate commercial and residential experience. It is an area of outdoor gathering
that also allows public access into the neighborhood. This void space is a crucial
element of the design, breaking up the residential block massing along Monona
Drive, which creates more of a neighborhood feel to the block. It also activates the
commercial corridor of Monona Driveallowing for outdoor gathering and activity
for dining, reading, and leisure of the community and tenants.

Project Proposal | Public Mews
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SALA HARS

Project Proposal | Compilation
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SALA HARS

PLAN COMMISSION STAFF REPORT
CITY OF MONONA
Project:
Project Address:
Applicants:

MEETING DATE: NOVEMBER 22, 2021
AGENDA ITEM 6A
CASE NO. S-022-2021

Prehearing Conference on Request by One City Schools for
Consideration of a New Comprehensive Signage Plan
1707 W. Broadway
David Stephan, One City Schools
Amy Duckwell Brockdorf, Zebradog

Proposal Summary:
One City Schools and their signage designer Zebradog, have submitted designs for a
Comprehensive Sign Plan (CSP) for their school campus at 1707 W. Broadway. The CSP includes
plans for a monument sign, wall signs on the main building, directional signage, light pole banners
and options for signage on the parking garage facing the beltline. The Zoning Permit for One City
Schools was approved on July 7, 2021 and included conditions of approval requiring temporary
wayfinding signage on site, and later approval of a CSP for the campus. The permit materials
submitted include a site plan showing sign locations, building elevations with the proposed signage
and various options for signage on the southwestern corner of the parking structure. Proposed signs
include:
• Monument Sign – “One City Schools” with logo – 74.5 sq. ft. area (6’ 2.5” tall) – Halo-lit
channel lettering – facing north
• Wall Sign – “One City” with logo – 72 sq. ft. – internally illuminated – channel lettering with
vinyl logo – facing south
• Wall Sign – “Pleasant T. Rowland Leadership Campus” – 20.5 sq. ft. – not illuminated –
painted aluminum channel lettering – facing south
• Wall Sign – “One City Schools” with logo – 134 sq. ft. – internally illuminated – channel
lettering with vinyl logo – facing west
• Building Address – “1707 W Broadway” – 31.5 sq. ft. – not illuminated – aluminum channel
lettering – facing west
• On-Site Directional Signs (3) – logo with “Main Entrance”, “Drop-off/Pick-up” and “Parking” –
13.8 sq. ft. area (5.8 ft. tall) – externally lit – various locations
• Light Pole Banners (13) – “One City Schools” and “Pleasant T. Rowland Leadership
Campus” – 14.06 sq. ft. – not illuminated – perforated aluminum banners – various locations
• Parking Structure signage/mural – various options
Applicable Regulations, Policy or Practice:
All signs shall be reviewed according to the standards in the Sign Code and according to the
following evaluation factors:
1) Conformance to the Zoning and Sign Code.
2) Minimization of conflict with vehicular or pedestrian circulation.
3) Compatibility with the building characteristics, adjacent uses and adjacent signs.
4) Compatibility with specific physical site conditions which warrant approval of the sign.
5) Materials and maintenance aspects.
6) Legibility and visual clarity.
Recommended Discussion:
No formal action is required at this prehearing conference. The Commission should discuss the size
and number of proposed signs with the applicant, and determine when exceptions to the sign code
are warranted. Additionally, the Commission should provide feedback on the options provided for the
parking structure.
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STAFF REVIEW
Sign Standards & Staff Comments
Monument Sign
The sign code allows for monument signs with a maximum area of 60 sq. ft. and 5ft height in the
CDD. The proposed monument sign is 74.5 sq. ft. in area and 6’ 2.5” tall. The proposed sign is larger
than both of the size requirements and the Commission should discuss whether the size is
appropriate for this site.
The monument sign would be located on the north side of the property where Bridge Road meets
the property. The exact location of the monument sign should be discussed, to clarify that it is not in
the right-of-way and follows setback requirements (15’ from the curb face). Additionally, a City light
pole is located in approximately the same location as the proposed monument sign. The applicant
should work with City Staff to determine the exact location of the monument sign to determine if
relocating the light pole is necessary.
Wall Signs
Buildings in the CDD are allowed one wall sign for each building face that abuts a public street
frontage, with a total sign area limit of 150 sq. ft. The One City Schools building abuts two streets
(Engel and WPS Drive), but the Commission may wish to consider an exception for this property
given the nature of the use and the need for identification of the building. The total square footage of
all proposed wall signs is 226.5 sq. ft. (72, 20.5, and 134). The City’s Code requires signage be
measured by the smallest single rectangle that can be drawn. The actual square footage of signage
is less, but the calculations are impacted by how the signs have been laid out.
Address Sign
Buildings are allowed one address sign with 4 sq. ft. maximum area and 8ft maximum mounted
height. The proposed address sign is 31.5 sq. ft. and the mounting height is not listed. The mounted
location is in approximately the same place as the existing address sign, seems appropriate to the
building’s architecture and the need for identification. The measured area owes mainly to how the
text is stacked, rather than the total area covered by signage. The Commission should discuss how
the “Pleasant T. Rowland Leadership Campus” identification will be treated, and if this is an address
sign or wall sign for categorization purposes.
On-site Directional Signs
There is no set number of on-site directional signs per the sign code, each sign can have a
maximum area of 4 sq. ft., and can have a maximum post-mounted height of 4ft. There are three
proposed directional signs in the CSP, each one directing traffic for student drop-off/pick-up, the
main building entrance and additional parking. As proposed, each sign has an area of 13.8 sq. ft.
and is set on a base 6” above the ground. The signs are 5’10” tall. The Commission should discuss if
the proposed sign sizes are appropriate or if their size should be altered.
Light Pole Banners
Signs such as the ones proposed for the light posts could be categorized as flag signs, which are
defined as signs mounted on a rigid and permanent pole and made from a lightweight, flexible, allweather material. A maximum of three, 35ft flag poles are allowed on a site and each flag can be up
to 60sq. ft. (180sq. ft. of total flag area permitted). 13 light pole signs are proposed, about 14sq. ft.
area each, with most located in the drive and parking lot in the front of the building. The total area of
all 13 signs would be 182 sq. ft., just over the maximum area allowed. The building does not have an
existing flagpole. The Commission may wish to discuss if the number and size of the proposed light
pole banners is appropriate. Of note, the application indicates that the banners will be printed on
perforated aluminum banners, but to comply with the code should be made from vinyl, fabric, or a
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similar lightweight all-weather material. Similar signs are placed on City light poles along Broadway
and Monona Drive.
Staff conducted a site visit and found that there are no street light poles in the places where signs
are proposed along Engel St nor along the north side of the driveway leading to the parking lot. The
Commission should discuss with the applicant whether new streetlights or poles will be installed in
these locations and if a new photometric plan is required. Alternatively, the Commission could
discuss alternate locations for the flag signs. The light pole banners do lend an institutional feel to
the One City Schools campus and would help differentiate the site from the rest of the WPS campus.
Parking Structure Signage Options
One City Schools has provided three options for signage on the southwest corner of the parking
structure, which faces the beltline. Placing signage on the parking structure would help increase the
visibility of the school’s location and brand from the beltline. The first proposal is to paint or install a
200 sq. ft. digitally printed vinyl graphic of their logo to wrap around the corner of the parking
structure. The second option is for a 147 sq. ft. painted or vinyl logo to be placed on the southern
side of the structure. Neither option would be illuminated. Both options would be considered wall
signs, and raise the question of whether wall signs are appropriate for the parking structure.
Other businesses along the beltline, like Floor & Décor, are considered to have frontage along the
beltline and have signs ranging from 147sq. ft. (Floor & Décor) to 294 sq. ft. (Hobby Lobby) square
feet. The Commission should consider whether or not the parking structure could be considered a
building with beltline frontage and whether the proposed logo signs are appropriate in size. If the
parking structure is considered a building with beltline frontage, then the second logo option (147sq.
ft.) would be within the 150 sq. ft. area limit.
The third option is a mural that would cover the entire corner of the building. Wall murals, per the
sign code, are not considered signage as long as they do not contain a commercial message, logo
or colors. The proposed mural would not be considered signage, but the Commission may wish to
provide feedback on the design concept to the applicant.
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Stephan

11/08/21

08 November 2021

studio
608.257.8400
email
info@zebradog.com

City of Monona Plan Commission
c/o Douglas Plowman
City of Monona City Planner
5211 Schluter Road
Monona, WI 53716
Re:

Comprehensive Signage Plan
One City Schools Pleasant T. Rowland Leadership Campus
1707 W. Broadway

Dear Plan Commission Members;
The attached package describes the proposed Comprehensive Signage Plan
for the exterior building and site signage at 1707 W. Broadway. We are
seeking feedback on the current designs and site placement.
The objective of this package is to describe the designs and integration of
the signage system; in order to create an identity for the One City Schools
campus, and to support a safe and easy to navigate environment for students,
staff, and visitors to arrive and depart the site.
The principal goals of this Comprehensive Signage Plan are to:
• Provide that, whenever possible, the signage meet the requirements
of the City of Monona Sign Ordinances
• Effectively display the overall identification of the school on multiple
sides of the building
• Provide for efficient and effective wayfinding from the Bridge Street
entrance to the front door and parking areas
• Integrate signage within the current architecture of the building and
within the limits of the school property
This package illustrates the scope of the One City Schools exterior signage
and includes a summary of all proposed signage. It also includes three unique
options for signage on the current parking structure facing US 12/18. Please
refer to the document package for additional information on specific signage
details.
Sincerely,
Amy Duwell Brockdorf
1249 Williamson Street, Madison, WI 53703 USA

One City Schools
Pleasant T. Rowland Leadership Campus Exterior Wayﬁnding
November, 2021
Signage Review

Campus Entrance Monument

Building Signage

One City Schools - Pleasant T. Rowland Leadership Campus - Signage Review

Directional Signage

Banner Branding
2

One City Schools - Pleasant T. Rowland Leadership Campus - Signage Review
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Color Targeting

SCHOOLS

Pantone 102

Pantone 2905

Pantone 7461

Pantone Black 7C

Illumination
Front and Halo-lit with white LED’s.
To meet maximum guidelines for the City
of Monona, Wisconsin.

Lighting Scenario

Wind Load
Withstand up to 75 MPH winds

A

B

Construction

12'-0"
8 1/4"

3'-5 7/8"
6'-9 7/8"

8 3/4"

2'-10 3/8"

1 1/2"
1'-6"

3"

3"

3"

4"

11 1/2"

All returns of channel letters to be painted
anodized aluminum.

6"

SCHOOLS

Fabricate 3” deep channel letters and logo
with white polycarbonate face with
digitally printed vinyl applied.

1/2"

Painted aluminum base cabinet to be set
within landscaping.

1'-6"

3"

4'-3 5/8"

3'-7 7/16"

4'-0"

4'-8 1/2"

3"

Fabricate painted aluminum cabinets to
shape.

9"

9"

A

B

Elevation
Section A
One City Schools - Pleasant T. Rowland Leadership Campus - Signage Review

Section B
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Color Targeting
Pantone 102

Pantone 2905

Pantone 7461

Pantone Black 7C

Illumination
Externally lit with white LED’s.
To meet maximum guidelines for the City
of Monona, Wisconsin.

Wind Load
Withstand up to 75 MPH winds

2'-4 1/2"
10"

5'-0"

5'-10"

4"

Construction

MAIN
ENTRANCE

MAIN
ENTRANCE

DROP-OFF/
PICK-UP

DROP-OFF/
PICK-UP

PARKING

PARKING

Fabricate painted aluminum cabinet to
shape.
Painted dimensional aluminum lettering
and logo with digitally printed vinyl
graphic.
Painted aluminum base cabinet to be set
within landscaping.

6"

External ground LED to light from below,
set within landscaping.

Elevation

One City Schools - Pleasant T. Rowland Leadership Campus - Signage Review

Lighting Scenario
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PLEASANT T.
ROLAND
LEADERSHIP
CAMPUS

Color Targeting
Pantone 102

Pantone 2905

SCHOOLS

Pantone 7461

Wind Load
6'-3"

Withstand up to 75 MPH winds

Construction
Fabricate perforated aluminum banners
with perforation percentage to withstand
wind load.
Graphics printed to aluminum face,
double-sided.

2'-3"

One City Schools - Pleasant T. Rowland Leadership Campus - Signage Review
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One City Schools - Pleasant T. Rowland Leadership Campus - Signage Review
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Building Signage
Signage Requirements
- 3” Deep Channel Lettering / Logo
- Internally Lit Illuminuation
- White LED’s
- Translucent Vinyl Graphic on Logo
- Halo Light Illumination
- White LED’s
- Returns of Channel Letters Painted Aluminum Finish
- Letters / Logo pin-mounted to building facade.
- Transformer in remote location (location TBD)
160'-0"

6'-7"

20'-4"

SCHOOLS

134 Square Feet Sign Coverage

Building Address Signage

11'-9 1/2"
2'-8"

Elevation

Signage Requirements
- All New, 1” Thick Painted Aluminum Lettering
- No Lighting Within Sign
- Installation to match existing

31.5 Square Feet Sign Coverage

One City Schools - Pleasant T. Rowland Leadership Campus - Signage Review
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Color Targeting

Building Signage:

Pantone 102

Pantone 2905

Pantone 7461

Illumination
Front and Halo-lit with white LED’s.
To meet maximum guidelines for the City
of Monona, Wisconsin.

20'-4"
14'-3"

1'-1"

6'-7"

3'-7 1/2"

Isometric View
2'-0"

5'-2 3/4"

Wind Load
Withstand up to 75 MPH winds

Construction
Fabricate 3” deep channel letters with
white polycarbonate face with digitally
printed vinyl applied.

7'-2"

SCHOOLS

Elevation
Lighting Scenario

All returns on channel sign to be painted
anodized aluminum.
Channel lettering/logo to be pin-mounted
to building facade.

Wind Load

Building Address Signage:

Withstand up to 75 MPH winds

Construction
11'-9 1/2"

Fabricate 1” thick painted aluminum
dimensional letters. Pin-mounted to
building facade as same location as
existing address sign.

1'-0"
1'-0"

2'-8"

2'-9 1/2"

Elevation

Isometric View

One City Schools - Pleasant T. Rowland Leadership Campus - Signage Review
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One City Schools - Pleasant T. Rowland Leadership Campus - Signage Review
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Building Signage (To be treated as Address Signage)
59'-6 1/2"

Signage Requirements
- 1” Thick Painted Aluminum Lettering
- No Lighting Within Sign
- Installation to match existing

10"

24'-8"

20.5 Square Feet Sign Coverage

Building Signage
Signage Requirements
- 3” Deep Channel Lettering / Logo
- Internally Lit Illuminuation
- White LED’s
- Translucent Vinyl Graphic on Logo

6'-9"

- Returns of Channel Letters Painted Aluminum Finish
- Letters / Logo pin-mounted to building facade.
- Transformer in remote location (location TBD)

10'-8 1/4"

72 Square Feet Sign Coverage

Elevation
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Color Targeting

Building Signage:

Pantone 102

Pantone 2905

Pantone 7461

Illumination
Front and Halo-lit with white LED’s.
To meet maximum guidelines for the City
of Monona, Wisconsin.

3'-11"

Withstand up to 75 MPH winds

Construction

1'-6"

6'-9"

4'-11 1/4"

Wind Load

Fabricate 3” deep channel letters with
white polycarbonate face with digitally
printed vinyl applied.

10'-8 1/4"

Elevation

Isometric View

Lighting Scenario

All returns on channel sign to be painted
anodized aluminum.
Channel lettering/logo to be mounted to
building facade / Curtain Wall.

Wind Load

Building Address Signage:

Withstand up to 75 MPH winds

Construction
25'-9"
10"

Fabricate 1” thick painted aluminum
dimensional letters. Pin-mounted to
building facade as same location as
existing address sign.

Elevation

Isometric View
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332'-0"

242'-0"
18'-0"

6'-3

7/16"

18'-0"

12'-6 13/16"

Color Targeting
Pantone 102

Pantone 2905

16'-0"

30'-0"

Pantone 7461

Construction
Paint or digitally printed vinyl graphic
applied to existing exterior of stairwell
shaft on parking structure.
16’-0” H x 12’-6” W

200 Square Feet Coverage

OPTION 1
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332'-0"

242'-0"
18'-0"

6'-3

7/16"

18'-0"

10'-9"

Color Targeting
Pantone 102

Pantone 2905

30'-0"

13'-8"

Pantone 7461

Construction
Paint or digitally printed vinyl graphic
applied to existing exterior of stairwell
shaft on parking structure.
13’-8” H x 10’-9” W

147 Square Feet Coverage

OPTION 2
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332'-0"

242'-0"
18'-0"

18'-0"

Construction
Painted mural applied to existing exterior
of stairwell shaft on parking structure.

30'-0"

Full Coverage

OPTION 3
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PLAN COMMISSION STAFF REPORT
CITY OF MONONA
Project:
Project Address:
Applicants:

MEETING DATE: NOVEMBER 22, 2021
AGENDA ITEM 6B & 6C

Public Hearing and Consideration of Action on Request for a Fence
Permit by KinderCare
6109 Monona Drive
Joe Mukite, Xanadu Builders (representing KinderCare)

Proposal Summary:
KinderCare, represented by Xanadu Builders, has submitted a fence permit application to replace
their existing 14ft tall fence along the western edge of their property with an 8ft tall fence. The
existing fence has started to lean over time and presents a safety issue. The current fence has an 8ft
bottom section made from CMU blocks, and the top 6ft consists of EIFS covered foam panels. The
new fence will be made from CMU blocks with a composite cap on top.
Applicable Regulations, Policy or Practice:
Fences are regulated by Chapter 175-22 of the Monona Municipal Code of Ordinances. Fences for
commercial, industrial or multiple-family dwellings must generally meet the same requirements as
those in the single and two-family zoning districts. The Building Inspector and the Zoning
Administrator shall consult with the Plan Commission as necessary in determining whether to issue
a permit for a fence in a commercial, industrial or multifamily district. Applicable dimensional
standards that relate to this application are included below:
Fence height:
a. Fences or hedges in side and rear yards shall not exceed six feet in height. Fences or
hedges in side yards shall not extend beyond the front building line of the dwelling.
Given the location of the proposed fence and its proximity to a residential district, as well as the
deviation from the Ordinance, it was deemed that Plan Commission review was appropriate.
Design
The existing fence is 14ft tall and intended to screen noise from the outdoor play areas for the
neighboring properties. Both the landscaping and fencing were discussed during the initial permitting
for the use in the early 1990’s, with the EIFS panels added shortly after occupancy due to noise
concerns from neighbors. The two elements were intended to assist with “noise abatement” as there
are two residential properties on East Gate Road that share a property boundary on the western
edge of the site. The proposed fence would be similar in design, without the EIFS boards, and be 6’
shorter. The Commission should discuss if the height reduction is appropriate, and if an 8’ fence can
still meet the original intent. Additionally, an exception to the 6ft height limit will also need to be
considered to allow the 8ft tall fence.
Process
A courtesy notice about the application was mailed to the owners of adjoining properties, in order to
ensure they had the opportunity to discuss the proposal.
Recommendation:
Approval of a Fence Permit, requested by Xanadu Builders, representing KinderCare, to be located
at 6109 Monona Drive, as proposed and according to Chapter 175-22 of the Monona Municipal
Code of Ordinances is recommended with the following finding of fact and condition of approval:
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Finding of Fact:
1. The intent of the fence is to create a safe play area for the daycare while screening the
adjacent residential uses. The proposed 8’ height is appropriate for this site given the site
topography and the need for site security. The proposed 6’ reduction in height brings the
proposed fence closer to the City’s Ordinance, while still allowing for noise abatement for
adjacent residents.
Condition of Approval:
1. If the new fence results in noise issues the applicant may need to return to Plan Commission
for further adjustments.
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637 Frazier St. Unit 5 Elgin, IL 60123

Attn Plan Commission,

11/8/2021

We work as a consultant for KinderCare Facilities on a National Level.
We are proposing a project to remove and replace the exterior privacy wall at KinderCare located at
6109 Monona Dr. Their existing wall is comprised of 8” CMU Block 8’ tall with three additional 2” tall
panels made of foam with EIFS coating, totaling 14’ in height. Over time the wall has started to lean and
becoming unsafe for the kids.
We would like to propose a new privacy wall 8’ tall, constructed of Split Face CMU with Composite Cap.
The new height would appear more friendly, decorative, and safe over time.
Please consider this request.

Joe Mukite - VP/Prj Mgr

637 Frazier St (Unit 5)
Elgin, IL 60123
p. 847.836.8990/ c. 847.366.4852
www.xanadubuilders.com

6109 Monona Dr

Existing Wall

Neighboring Side of Wall

14 FT

8 FT

Proposed New Wall, 8’ Tall Split Faced CMU with Cap

Concrete Masonry
ARCHITECTURAL CMUs
Architectural CMUs provide a durable foundation and solution to commercial projects. Our CMUs are available in numerous
finishes and colors to give architects and builders design versatility. Specific styles, colors and finishes are dependent on
local availability. Most architectural CMUs are produced with integral water admixture to repel moisture and resist mold and
pre-consumer recycled content may be added to help meet sustainable goals.

Featu re s & B ene f i ts

• Manufactured Locally
• One step installation
• Available with pre-consumer recycled content

• Durable with design freedom
• Available in many colors and sizes

R ed l i ne ® C M U
Redline blended lightweight masonry is a successful time-tested product which is identified by a visible red line running vertically
on the end of the block. This distinctive feature allows quick confirmation that the product being used in the wall is indeed
the fire-rated product specified. Redline has an average weight of 28 pounds per 8x8x16 unit. It combines the insulation and
productivity advantages of lightweight concrete with the strength of standard masonry units. Redline also offers advantages in
reduced chippage, consistent color and texture with a smooth surface that requires less painting for an even top coat.

Gre e nl i ne ® C M U
For decades, we have been providing recycled concrete masonry units and recycling or salvaging
construction waste as a better way to utilize resources. If you are looking for innovative and
environmentally friendly masonry solutions, utilize Greenline CMUs and Greenline Recycling Program.

S pl it Fac e
Split Face masonry units are integrally colored pre-finished architectural concrete blocks with a beautiful, rough-hewn texture
on one or more faces of the unit.
(4101)

(4102)

(4104)

(4105)

(4106)

(4108)

(4201)

(4202)

(4203)

(4204)

(4208)

(4301)

(4302)

(4303)

(4305)

(4308)

(4310)

(4311)

Meets and exceeds ASTM C90 (Specification for Load Bearing Concrete Masonry Units)
NOTE: All color samples are representative only.
For accurate color selection, ask your sales representative for samples.

Performance Upgrade Options: InsulTech™ System, Filled & Polished
Adams Morrisville

5701 McCrimmon Parkway
PO Box 189 • Morrisville, NC 27560
919-467-2218

Adams Asheville

190 Meadow Road
Asheville, NC 28803
828-253-9383

ECH18-318

