AGENDA
City of Monona Plan Commission
Monona Public Library – Municipal Room
1000 Nichols Road, Monona, WI
Monday, July 12, 2021
7:00 p.m.
1. Call to Order
2. Roll Call
3. Approval of Minutes of June 28, 2021
4. Appearances
5. Unfinished Business
A. Public Hearing on Request by One City Schools for Approval of a Zoning Permit for a
New Use at 1707 W. Broadway. (Case No. 2-010-2021)
B. Consideration of Action on Request by One City Schools for Approval of a Zoning
Permit for a New Use at 1707 W. Broadway. (Case No. 2-010-2021)
C. Discussion and Possible Recommendation to City Council regarding the Declaration
of Reciprocal Easements associated with CSM 10267 at 1707 W. Broadway. (Case
No. 2-013-2021)
6. New Business
A. None
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. Upcoming Meetings: July 26, 2021, August 9, 2021.
B. Plan Commission Requests for Information from City Staff
8. Adjournment
PUBLIC APPEARANCE REQUEST
Persons interested in publicly appearing before the Plan Commission via computer or phone are
asked to submit an Appearance Before a City Committee form so that we can accommodate all
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-a-committeecitizen-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 07/08/2021 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 June 28, 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, Mr. Robert
Stein, Ms. Susan Fox, Mr. Brian Holmquist, Mr. Patrick DePula and Ms. Coreen
Fallat

Also Present: Doug Plowman, City Planner and Elisa Guerrero, City Planning Intern
Approval of Minutes
A motion by Ms. Fox, seconded by Alder Goforth, to approve the minutes of June 14, 2021
carried with one correction.
Appearances
None
Unfinished Business
A. Public Hearing on Request by Galway Companies for Approval of a New
Comprehensive Signage Plan and Feature Wall at 6408 Bridge Road. (Case No. S-0102021)
Mr. Homburg recused himself from the discussion.
Mr. Yoder of Sign Art Studio, representing Galway Companies, shared that the signage
proposal and feature wall had not changed since the last Plan Commission meeting other
than formally including the 3 square feet interior sign on the entrance to the public parking
garage.
B. Consideration of Action on Request by Galway Companies for Approval of a New
Comprehensive Signage Plan and Feature Wall at 6408 Bridge Road. (Case No. S-0102021)
Mr. Plowman shared the staff report, summarizing the comprehensive signage plan and
proposed feature wall. Comments from the previous meeting were positive overall. He
highlighted the interior parking sign and recommended discussion of the sign as well as
ideas for delineating public parking from resident parking.
Mr. Holmquist and Mr. Stein said that the whole feature wall should not be considered a sign,
only the sign overlay that read “The Current”. Alder Goforth felt that the entire feature wall
should be considered signage if a sign that says “The Current” is overlaid on the wall, but
could be considered only artwork if there was no sign on top of it. She felt it was a precarious
precedent to set for murals or art walls in the future. Ms. Fox said that the feature wall in this
case was unique because the building had frontage on multiple streets and because the art
was not depicting an item to be sold, like in the case of a retail business painting a mural of
the kinds of products they sold.
Mr. Holmquist said that the feature wall could be considered a background for the sign,
similar to the way that the building archways painted in brand colors for tenants of the Pier
37 development were considered architectural details, not signage. Ms. Fallat said that the
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language in the zoning permit should make very clear what part of the wall is considered a
sign and what is not, to help address Alder Goforth’s concern.
Alder Moore asked if, in previous discussions about the development, the public parking was
intended only for customers of businesses in the Current buildings, or if it was intended for all
businesses along Inland Way, like the Breakwater. Mr. Holmquist and Mr. Stein said that
when parking was previously discussed, it was generally discussed for the development as a
whole, although they did not remember if parking at the second Current building was meant
for all businesses specifically. Mr. Yoder clarified that, having spoken with Mr. Doran, the
development agreement states that neither customers of the Breakwater or Four Lakes
Yacht Club had access to the underground parking.
Mr. Stein and Ms. Fox felt that the sign listing businesses for which public parking was
intended was appropriate and that including Grand Crossing Park on the sign adequately
covered more public uses of the space. Ms. Fallat agreed that the sign was appropriate, but
wondered if it was large enough to be easily visible.
A motion was made by Mr. Stein, seconded by Ms. Fox, to approve sign permits for new
wall signs, address sign, feature wall as well as on-site directional and warning signs in
the Comprehensive Sign Plan, requested by Galway Companies for Phase 2 of “The
Current” development, to be located at 6408 Bridge Road, as proposed, and according to
Chapter 480 Article XII of the Zoning Code of the Monona Municipal Code of
Ordinances, with the following findings of fact and conditions of approval:

Findings of Fact:
1. The building faces three different streets and is deemed eligible for an increased
allocation of wall signage.
2. The address sign is allowed to exceed mounting height and size due to the scale
of the frontage along Bridge Road and the need to effectively identify the building
address.
3. The feature wall (without the additional wall sign) is deemed to be an
architectural feature and does not count towards the square footage calculation of
signage for the building. However, the overlaying wall sign is part of the square
footage of the building, and this sign is included in the approved package.
Conditions of Approval:
1. If the signs are to be illuminated, an electrical permit shall be obtained from the
City’s building inspector.
2. If the glare from the lighting is deemed to be excessive by the Plan Commission,
then the Plan Commission may require adjustments to the lighting.
3. The final location and mounting of the vehicular and pedestrian warning signs
along Inland Way shall be coordinated with City Staff such that they are located
outside of the vision triangle.
4. The applicant shall work with City Staff to effectively delineate public parking
within the interior of the underground parking lot.
The motion carried (Mr. Homburg abstained).
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New Business
A. Public Hearing on Request by Mala Yoga Center, Represented by Grant Signs for New
Signage at 5734 Monona Drive. (Case No. S-011-2021)
Mr. Jonathan Coon, from Grant Signs, explained that the proposed sign location
(perpendicular to Monona Drive) was atypical, but was the location of the previous tenants
sign. The sign was a cloud cabinet sign for the letters and a cabinet sign of the logo.
B. Consideration of Action on Request by Mala Yoga Center, Represented by Grant
Signs for New Signage at 5734 Monona Drive. (Case No. S-011-2021)
Mr. Plowman said that the sign area of 23 square feet was appropriate, given the building’s
40 ft. of frontage. The sign meets code and follows the Monona Drive Design Guidelines.
The sign’s location made sense given the slope of the roof towards Monona Drive.
The Commission members agreed that the sign location was appropriate. Mr. Homburg and
Mr. Stein said that the cabinet sign was appropriate in this case because it was curved to
show the shape of the letters and there were no channel letter signs on the building. Mr.
Holmquist asked if the applicant had considered adding a landscape ground sign, and Ms.
Casey responded that she had no such plans at the moment.
A motion was made by Alder Goforth, seconded by Mr. DePula, to approve the request
by Mala Yoga Center for a new wall sign to be located at 5734 Monona Drive, as
proposed, and according to Chapter 480 Article XII of the Monona Municipal Code of
Ordinances with the following finding of fact and conditions of approval:
Finding of Fact:
1. The cabinet sign is being allowed as it follows the contours of the letters and gives
the illusion of backlit letters.
Conditions of Approval:
1. As the sign is to be illuminated, an electrical permit shall be obtained from the City’s
Building Inspector.
2. If glare from the lighting is deemed excessive by the Plan Commission, then the Plan
Commission may require adjustments to the lighting.
The motion carried.
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
4601-4711 Monona Drive. (Case No. 2-016-2021)
Mr. Helbach and Mr. Davis presented the development proposal, which consisted of ground
floor commercial space (possible tenants included BMO Harris Bank, a fitness center and a
coffee shop) and three additional floors of residential apartments. There would be one level
of underground parking and additional surface parking. The development would offer a carsharing program for residents, which would reduce the amount of parking necessary by
about 10%. The building’s fourth floor would be stepped back to reduce the building’s
massing along Monona Drive. Additionally, the building would provide electric vehicle
charging as part of a community car share service, a 100kW rooftop solar array, and green
roof space in line with the goals of the applicant.
Mr. Plowman shared the staff report, calling out that the area was currently zoned as
commercial use and may need to be re-zoned to Community Design District or to pursue a
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Planned Unit Development. He also suggested discussion of the building’s massing, the
possible ground floor retail uses, and how the car-sharing option would affect the parking
requirements for the site.
Ms. Deb Reynolds, 203 Starry Ave, shared concerns about the building’s size and density it
would create, in addition to the increased traffic it would create. She asked that more of the
units be 2-3 bedrooms, to accommodate families, rather than studio and 1-bedrooms.
Ms. Becky Alexander, 4807 Wallace Ave, also expressed concerns about increased traffic
from the development, given that street parking is already tight due to high school students
parking in the area.
Mr. Homburg said that a general Development Plan and Precise Implementation Plan would
likely be necessary or the property would need to be rezoned. Mr. Holmquist felt the land use
was appropriate and various commission members expressed appreciation for the
sustainability features of the development.
Mr. Homburg, Mr. Stein, Ms. Fox, and Alder Moore commented that the proposed density of
the development was a little too high for the area. Some commission members worried that
the size and density of the building strained the available green space on the site.
Additionally, Mr. Homburg said that the proposed parking might not be sufficient for the site,
even taking into account the car-sharing program. Mr. Holmquist, Alder Moore and Alder
Goforth agreed that parking might be tight and would require more discussion.
Mr. Homburg, Ms. Fallat, Ms. Fox, Mr. Holmquist recommended the building be set further
back from Monona Drive, and that the landscaping along Monona Drive be increased to
soften the look of the building. Mr. Homburg, Mr. Stein and Mr. Holmquist liked that there
were no curb cuts on Monona Drive, while Alder Goforth expressed concern about vehicle
traffic conflicting with pedestrians, especially on Gordon Ave. The Commission agreed that
traffic flow would be important for the site.
Mr. DePula asked if the developers would consider a certain percentage of the units being
designated for affordable housing, which Alder Moore, Alder Goforth and Ms. Fallat, agreed
was a good idea. Mr. Helbach said they could consider affordable units. Ms. Fallat, Alder
Moore and Ms. Fox recommended looking into different commercial tenants, since there are
already several fitness centers and coffee shops along Monona Drive.
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
Mr. Plowman shared the upcoming meetings would include a zoning permit for One City
Schools and a couple other zoning permits.
3. Upcoming Meetings: July 12, 2021, July 26, 2021
The commission will return to in-person meetings for the July 12th meeting.
B. Plan Commission Requests for Information from City Staff.
Alder Goforth requested that Mr. Plowman discuss the Immaculate Heart of Mary’s bell tower
schedule with the owners, because of neighborhood complaints.
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Adjournment
A motion by Mr. Stein, seconded by Mr. Holmquist, to adjourn carried. (9:11pm)
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: JULY 12, 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 a Zoning Permit for a New Use
1707 W. Broadway
David Stephan, One City Schools
Joe Lee/Rafeeq Asad, JLA Architects

Proposal Summary:
One City Schools, a nonprofit organization that runs two tuition-free public charter schools in the
Madison area, proposes the adaptive reuse of the former office building at 1707 W. Broadway. The
Nordby Building and associated structured parking were listed for sale in 2020 by Wisconsin
Physicians Service (WPS), and One City Schools proposes the purchase. They plan to buildout the
existing office building in two phases, with an estimated 232 students occupying the space in the fall
of 2021. The majority of the buildout will be focused internally, with limited changes planned to the
building exterior at this time.
One City Schools offers both a longer school day (typically 8:15am – 5:00pm, with a 2:00pm early
release on Monday) as well as a longer school year (219 days vs. 180 days at other Wisconsin
public schools). Phase I would focus on interior buildout on the lower levels, as well as the addition
of signage to the building. Phase II would continue to add classroom space to the interior, as well as
an outdoor playground. The future vision included in the application (but outside of the scope of this
Zoning Permit) includes a multi-use athletic facility and underground parking.
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 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:
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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, the applicant shall return to the Plan Commission with a
photometric plan to address the challenges.

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 Scheduled 7/12/2021
A Public Hearing notice was mailed to property owners within 200’ feet of the property per
code requirements.
Land Use
The property is located within the Community Design District. A zoning permit is required due to the
new use and construction that is planned. The Plan Commission reviews zoning permits for uses
within this district.
Uses within the Community Design District should provide “a balance in land uses and in community
services” as well as “a compatible mix of residential, commercial, industrial or open space uses
which realize the goals of the Comprehensive Plan.” Schools in the City are typically conditional
uses in the Single-Family District. The Public Facilities zoning district characteristics are typically
properties owned by a government or governmental agency.
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The 2016 Comprehensive Plan classifies this property at “Commercial use” in both the current and
future land use maps. While there is a “Government/Institutional” category, given the previous use
as part of the WPS campus it is unlikely this use would have been envisioned during the 2016
Comprehensive Plan. The Plan also outlines the “high quality educational opportunities” as a
strength of the City for business attraction and retention (Section 6-8), and the Land Use section
encourages “efficient and sustainable community growth patterns” (Section 8-1). Additionally, One
City Schools are currently using office space adapted for educational use at their existing Madison
location and have found the space to work well for their needs.
The Commission were supportive of the proposal at both of the prehearing discussions, and agreed
that it meets the goals of the Comprehensive Plan, and the Zoning Code.
Site Design & Circulation
Site circulation was a significant discussion point during the prehearing conferences. The letter of
application states that 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
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.
Specifics of the operation were discussed, which include pick-up and drop-off as well as separation
from the WPS campus. The proposal is to queue vehicles along the existing WPS Drive and use the
surface parking lot for pick-up and drop-off operations. This would create a one-way route for One
City Schools and limit potential pedestrian conflicts as much as possible. Given the need for a u-turn
at the southern end of WPS Drive there is a recommendation that the street be widened at this point
to allow this movement to be made easier. The nature of the use does pose some concern around
queuing, particularly for the afternoon hours, and the Commission may choose to discuss how this
could be addressed should this become a problem. As part of the recommendation to use the
surface lot for circulation, the TIA suggests adding a pedestrian path around the lot to allow for safe
travel to the front entrance of the school.
The applicant is also working with WPS regarding a further revision to the recently recorded CSM.
This would allow for the transfer of interest for the north/south section of WPS Drive closest to the
site to One City Schools. A part of the discussion is that the existing declaration of reciprocal
easements be terminated to allow for separation of the WPS and OCS campuses, and this
conversation continues. The reasoning behind this request is further outlined in the “Vision for a
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safe, secure and separate campus” document included in the submitted materials. Also of note is the
draft Emergency Access Easement Agreement which would still allow emergency vehicle access
across the two campuses, even if general access between the campuses was restricted as is the
preference of the applicant.
Parking
Standards for parking are regulated by Attachment 2 of the Zoning Code. The site has an existing
structured parking deck with a capacity of over 700 stalls, and surface parking in front of the main
entrance. Even at full occupancy, the applicant does not anticipate needing all of this parking, and is
considering future redevelopment of the parking structure. The letter of application also discusses
the underground walkway from the parking structure to the building. This can assist with pedestrian
circulation at the site, limiting potential conflicts with the pick-up and drop-off area. The applicant
should consider how visitor parking will be managed, and if this is planned for the existing surface
lot, or if this will be included in the structured parking deck. Wayfinding signage will be important to
direct vehicles efficiently throughout the site.
Signage
The applicant has shared signage concepts with the Plan Commission as part of their prehearing
discussions, but plans to submit a Comprehensive Signage Plan for Commission review at a later
date.
Architecture and Massing
Submitted plans include a project masterplan, future vision for the site, as well as floorplans for each
of the levels in the building. The plans show minimal changes to the exterior, with loading and
service to the north of the building off Engel Street and the main entry from the small surface parking
lot facing south east. The future vision for the site includes the demolition of the existing parking
structure, with the addition of a new athletic facility with underground parking and access road
around the structure. The applicant states in their letter that they understand this would require
further Plan Commission review and approval when ready to proceed. The future vision also shows
the addition of an outdoor playground on the northern edge of the site. Commission members had
discussed outdoor playground space at the previous meetings, and more information was shared
about the Anji play standards in use at the School. There had been discussion about temporary
outdoor play facilities for those occupying the school this fall, and the Commission may choose to
discuss this further and if the indoor play area on the lower-level could be an alternative for the
timebeing. Additionally, the proposed playground location appears to include some of the south
eastern portion of the landscaping closest to the main entrance. The Commission should discuss the
extent of this Zoning Permit, and if Phase II improvements should come back for further review prior
to final approval.
Stormwater
The final 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 limited given the project extent, but points
were raised regarding future site development. One suggestion was to include a traffic circle at the
turnaround point on WPS Drive to assist with the traffic flow and alleviate the need for U-turns.
Additionally, Erosion Control and Stormwater standards were outlined, which will need to be adhered
to for any future exterior work that triggers this review.
Landscaping and Site Lighting
Updated plans were not submitted for alterations to either the landscaping or lighting for the site,
rather original plans were included for reference. It was discussed during the prehearing that given
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the existing nature of the site, and the established landscaping, the Commission was comfortable
with what was in-place. This was verified by City Staff when a site visit was conducted. Although
landscaping differs from the submitted 1988 landscaping plan, the landscaping is established and
well considered throughout. The Commission may choose to discuss site lighting, and if this should
be added as a potential condition of approval should lighting become an issue later on.
Staff Comment
The final plans were shared with City Department Heads for review and comment.
Fire Chief McMullen shared the following feedback:
-

Changes and/or upgrades to the fire alarm system and sprinkler system due to change of
use from a B (business) to an E (educational). Especially as rooms get built out or changed,
the fire protection systems must be updated as well.
Installation of a BDA (bi-directional amplifier) is required as there is very poor radio reception
throughout the building. With the increase in daily population, and the overall daily count of
over 800 people when fully operating, a BDA will be required
An additional knox box installed on the rear (south side) of the building.
Consideration of exiting and a higher than planned occupant load on the top deck of the
parking structure. If athletic fields or areas are added, making sure there is sufficient exiting
and a short enough exit path from all points.
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Attachment 1

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

July 1, 2021

Douglas Plowman – Planner & Assistant Economic Development Director
City of Monona
5211 Schluter Road
VIA EMAIL
Monona, WI 53716
Re:

Proposed Use Change – WPS Nordby Office Building - 6/11/21 Submittal
1707 W Broadway, Monona, Wisconsin
Site Plan Review

Dear Doug:
We have received the City of Monona Zoning and Conditional Use Permit Application and
accompanying supporting documents for the proposed change in use of the above mentioned existing
office building site. We understand from the submitted documents that the former Nordby Office
Building located at 1707 W Broadway on the Wisconsin Physicians Services (WPS) campus will be
converted into a school to be operated by One City Schools.
The cover letter provided by One City Schools explains that there will be multiple phases of the
conversion with only interior renovations in Phase I to accommodate students in grades 5K through 4.
Phase II is to include additional interior renovations to accommodate grades 5 through 12, and add an
outdoor play area. The submitted Traffic Impact Analysis Study completed by Ayres and dated 6/22/21
recommends adding a pedestrian path to the site and changes to curb lines at the intersection on WPS
Drive south of the Nordby building. The cover letter further explains that after Phase II, there is a future
vision for a multi-use athletic complex that would replace the existing parking structure on the south side
of the site.
The submitted “Progress Documents” included conceptual, schematic site design plans showing the
general location of the proposed outdoor play area to be located northeast of the Nordby Building,
and the replacement of the parking structure with the future athletic complex in the southern area of
the site. Figure 2 of the submitted Traffic Impact Analysis Study shows the proposed general location of
the pedestrian path. As such, our review will be limited to providing general comments regarding the
applicability of the City’s site redevelopment, and storm water and erosion control ordinance
requirements. We understand that city staff will review the submitted plan for lighting, landscaping,
parking, signage and building design elements.
Schematic Design Site Plan Review Comments:
Phases I & II:
Vehicle Circulation: As explained in their cover letter, One City Schools does not propose any major
changes to the site’s current driveway and parking lot to accommodate drop off and pick up of
students as the looped configuration of the existing driveway and parking lot already adequately
accommodate this type of vehicle circulation. They further explain that the site will not need to
vision to reality
Reedsbur g (608 )524-6468 | M adi son (608 )826-0532 | Mil waukee (262 )875-5000 | Prai ri e du C hi en (608 )32 6-1051

Attachment 1
July 1, 2021
Page 2 of 3
accommodate bus traffic as students will not be bussed to the school. The Site Circulation section of
the Traffic Impact Analysis Study completed by Ayres and dated 6/22/21 recommends that the dropoff/pick-up motorist route extend south along WPS Drive to a turnaround to maximize the available
queue storage capacity. This route is shown in Figure 2 of the study report. The report mentions that
existing turnaround space is large enough to accommodate a U-turn by a passenger vehicle, but
further recommends extending the curb in the northeast quadrant or along the south side of the
intersection to make a U-turn maneuver easier to complete. We recommend evaluating the possibility
of installing a traffic circle in this intersection to provide better guidance to, and separation of, queued
vehicles making the U-turn maneuver as indicated in the image below.

WPS Drive

To Parking
Structure
Potential Location
for a Traffic Circle

Curb Modifications, Pedestrian Path & Exterior Play Area Addition: The proposed site improvements
include the above mentioned changes to the curb at the WPS Drive intersection south of the building,
the addition of a play area, and the addition of a pedestrian path adjacent to the building parking lot.
The schematic design site plan shows an area of approximately 7,500 sf for the play area alone. If the
curb modifications, addition of the play area, and addition of the pedestrian path results in land
disturbance greater than 3,000 sf, a City of Monona Erosion Control Permit will be required. Also, an
Erosion Control Plan meeting the plan and performance requirements of § 216-12 of the City of Monona
Code of Ordinances will need to be submitted.
Likewise, if the proposed improvements will disturb more than 3,000 sf, it will be considered
“Redevelopment” per the definitions if § 216-4 of the City of Monona Code of Ordinances and a
Stormwater Control Permit will be required per § 216-8 D. “Redevelopment” as defined in §216-4, must
meet the stormwater management performance requirements of §216-13 B. The stormwater
management ordinance requirements of §216-13 B. include standards for “Redevelopment” and “New
Development”. To be clear, “Redevelopment” triggers the requirement of a stormwater permit, but
“New Development” stormwater management performance standards in §216-13 B. will apply to any
new impervious area created.
Future Athletic Complex: More detailed plans will be required for review of the proposed site
improvements associated with the future athletic complex. The erosion control and stormwater
management permit trigger (3,000 sf of disturbed area) and performance requirements explained
above will apply to future site improvements. However, since the future project will include a mix of
existing and new impervious area, a mix of “Redevelopment” and “New Development” stormwater
management performance standards will apply to the future project.
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Future Change to Erosion and Stormwater Control Ordinance Standards: It should be noted that Dane
County is currently revising their stormwater and erosion control ordinance and the City of Monona will
be required to revise their ordinance accordingly. The site improvements will need to comply with the
erosion and stormwater management control ordinance requirements in place at the time when the
permit application is submitted. We encourage the applicant’s engineer to contact City Staff to make
sure that they are designing the site improvements to comply the most current erosion and stormwater
management performance standards required by the City’s ordinance.
If you have any questions, please contact me at 821-3956 in our Madison office.

Sincerely,

Darrin R. Pope, PE

cc:

Daniel Stephany – City of Monona Director of Public Works
Brad Bruun – City of Monona Project Coordinator & GIS Specialist
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CITY OF MONONA: ZONING AND CONDITIONAL USE PERMIT
APPLICATION FORM

It is the responsibility of the applicant to contact the City Planner at (608) 222-2525 or
dplowman@ci.monona.wi.us prior to application submittal to discuss the process. Please note that your
application will not be put on the agenda until all materials are received by the City Planning office.
APPLICANT INFORMATION:
Name:

Company:

David Stephan

Phone Number: 608
Mailing Address:

One City Schools

Email: dstephan@onecityschools.org

268 8004

2012 Fisher Street, Madison, WI 53713
☐ N/A

APPLICANT WILL BE REPRESENTED BY:
Name: Joe Lee, Rafeeq Asad,Tami McCullough

Company:

JLA Architects

Phone Number:

Email: tmccullough@jla-ap.com
(608) 241-9500
Mailing Address: 800 W Broadway Suite 200, Monona, WI 53713

PROPERTY INFORMATION:

Property
Address:
Owner
Wisconsin Physicians Service Insurance Corporation
Name:
Current Zoning:

1707 W. Broadway

Community Design District (§480-30)

APPLICATION PROCEDURES:
☐

☐
☐

☐
☐

☐
☐

Landmark Property:
Owner’s
Address: 1717 W.
Existing Property
Use:

 Yes

✔


No

Broadway Madison, WI 53708

Commerical / Woodlands

Create a letter or memo stating your request and reasons why the request should be reviewed and
considered for approval. Include a description of items including: the current and proposed business, hours of
operation, number of employees, number of anticipated visitors per day, number of parking stalls, how and
where deliveries are made, the modifications or additions to be made to the property, etc.
List the name, address, and phone number of the Owner, Developer, Firm and Individual at that firm who
prepared the plans. Owner authorization must be provided for tenants or lessees.
Provide project plans labeled with scale, north arrow, adjacent street names, and dates on which plans were
prepared or revised. Text must be readable (min. size 10 font). It is recommended plans be prepared by a
professional engineer, architect, etc.
Printed and PDF copies of all materials must be received by the City Planning office before the item is
scheduled for a meeting.
Please submit 10 copies of all plans with any changes suggested by department heads on 11” x 17” size
7.12.21
paper or larger two weeks prior to the meeting (date of meeting requested ____________).
Note: For applications with noticing requirements, copies are due 4 weeks prior to the meeting.
The applicant or representative of the applicant shall be present at the Plan Commission meeting or the
application may not be considered.
125.00
The applicable permit fee of $___________
is due at the time of plan submittal.

Below Space for Office Use
Date Approved:
Approved By:
Last Revised 12/2020

Permit Number:

CITY OF MONONA: PLAN COMMISSION ZONING PERMIT CHECKLIST

Not all checklist items may be required for all permit applications. To determine what checklist items are necessary for
your application, please speak to the City Planner at (608) 222-2525 or dplowman@ci.monona.wi.us.
Site Plan: (include 10 copies at a scale of 1”=20’ or 1”=40’, with all text being readable)
✔ Indicate property boundaries, existing/new structures, parking, building location with front yard, side yard & rear yard
setbacks.
 Location of neighboring buildings.
 Total area of the site, square footage of buildings, square footage or % of paved surface, square footage or % of green
space.
 Location of existing & proposed driveways, curb-cuts, sidewalks, loading & delivery areas, fire hydrants, etc.
 Locations of existing and proposed sanity sewer, storm sewer, water mains, proposed or existing easements.
 Parking lot layout indicating size and quantity of spaces, dimensions of drive aisles, handicapped stall locations.
 Location, type, height and materials of existing and proposed fences or walls.
Building Plans: (include 10 copies at a scale of 1/8”= 1’, with all text being readable)
 Building floor plan with dimensions.
 Detailed building elevations of all sides of the proposed building(s).
 Elevations must indicate the type & location of the exterior materials to be used & the proposed color scheme.
 Locate exterior lighting, locations for wall signage, awnings, or other exterior features.
 Indicate location of all HVAC units or other mechanicals and your proposal for screening.
 Present actual samples of materials and colors proposed for all exterior materials to the Plan Commission.
Landscaping Plan: (include 10 copies at a scale of 1”=20’ or 1”=40’, with all text being readable)
 Indicate size, quantity, type and common name of all existing and proposed trees, shrubbery, perennials, and other
landscaping.
 Indicate the use of large scale planters, solutions for foundation plantings, and landscaping for parking islands.
 Describe the screening proposed for outdoor storage areas, parking, etc.
 Include the vision triangle area on plans to show the required lines of sight where driveways meet streets.
 Location of berms, fences with details and materials used, and any non-plant features proposed.
 Indicate exterior seating areas, bicycle racks, etc. along with manufacturer photos, materials and colors used.
Signage Plan & Completed Permit Form: (include 10 copies with all text being readable)
 Indicate location of proposed and existing site and landscape signage on an overall site plan (at 1” = 20’ scale) including
drive locations.
 Show proposed size & height of signs and signage elements, specific typestyle and all graphic elements to be used.
 Illustrate materials and colors used to fabricate signs.
 Shopping centers/buildings with leased space shall develop a comprehensive signage plan.
The applicant agrees to reimburse the City of Monona for professional site plan review fees associated with this
application. This includes (but is not limited to) review of submitted stormwater (including stormwater management
plans), erosion control and traffic circulation documents. The City may either ask for payment in form of escrow, or
invoice upon project completion. Information on billing rates for the City’s Consulting Engineer are available on request.
Please note that additional permits may be required. These include, but are not limited to, stormwater utility, erosion
control and stormwater management, and right of way permits.

Property Accessibility for Site Review:
By signing below, the applicant hereby grants the Plan Commission members and City Staff access to the property in
question, in the event that a site visit is deemed necessary for the zoning permit review process.

Applicant Signature
Last Revised 12/2020

_______________________________________

6.11.21
Date ___________________

To: City Planner of Monona, WI
From: One City Schools (www.onecityschools.org)
Re: Application Submission: Proposed Use of 1707 W. Broadway, Monona, WI 53713
Date: 3.29.2021 (updated 5.10.2021, 6.11.21)
Background: One City Schools, Inc. is a nonprofit organization that operates two schools: a tuition-based
independent preschool that serves 2 and 3-year-olds and a tuition-free public charter school authorized by the
University of Wisconsin System that will eventually enroll children from 4-year-old kindergarten through 12th
grade. One City Schools intends to use the facility located at 1707 W. Broadway, Monona, WI 53713 to serve
scholars in grades 5K-12.
Currently, there are 167 scholars (ages 2 through 2nd grade) enrolled at One City’s two schools. This coming fall,
One City's elementary and preschool will enroll 302 children (270 in its elementary school). One City Elementary
School is the only public school in Wisconsin offering both a longer school day and longer school year. Students
attend school for 219 days compared to 180 days at other public schools in Wisconsin. They also attend school for
8.75-hours per day Tuesday through Friday (from 8:15am – 5:00pm) with early release at 2pm on Mondays,
compared to 6.5 hours of school-time typically offered by other public schools in our state. The extra time enables
One City to extend the learning of its students and offer a pace and depth of learning that is appropriate and
meaningful for each child.
Development of 1707 W. Broadway: One City intends to develop the facility to meet its needs in two phases.
Phase I will include renovations to the inside of the facility to prepare its use for our scholars in grades 5K-4. On the
inside of the building, this phase includes the addition of classrooms, collaborative workspace and additional
lavatories. During this phase, One City will also seek to affix signage to the facility and on the grounds. This will
include signs advertising the One City brand, and also signs needed to direct traffic and state the rules of the
property (i.e. no smoking). One City and the current owner,
Wisconsin Physicians Insurance Corporation (WPS), have also agreed to work on an easement or
alternative solution that will allow WPS’ monument sign located at the SE corner of the property to
remain in place.
Phase II will include the continued development of the inside of the facility for the remainder of One City’s
academic program (i.e. grades 5-12). Renovations to the inside of the facility will include the development of more
classroom space, collaborative space, teacher workspace, and specialty classrooms such as an art room, science labs,
performance spaces, and a music room. In this phase, One City also
aims to add outdoor play space on the northeast portion of the property.
Future Vision for the Site: In addition to the investment described in Phase I and Phase II noted above, One City
has a vision that will benefit both the school and the community as a whole. This vision includes the development of
a high-quality multi-use athletic center that would replace the parking structure on the south side of the site.
Conceptually, we are envisioning a full-size indoor soccer field, basketball courts, cardio and weight training
facilities, and other fitness and wellness uses. The athletic facility would also include underground parking to
accommodate the needs of One City School. We understand that the design and details of this future vision will need

to be further developed and will require further analysis and a separate approval from the city of Monona. We look
forward to working with you on this vision once Phases I and II have been implemented.
The facility will be used to educate scholars in grades 5k-12: Enrollment for the 2021-22 school year
will be 270, with 232 of those enrolled attending the campus at 1707 W. Broadway and the remaining 38 (our
4K program) continuing to attend at our Fisher Street location. These 232 scholars will be in 5K - 4th grade. The
following year (2022-23), our program will expand to include grade 5 and grades 6-10, adding an additional 456
scholars, for a total of 688. For the 2023-2024 school year, we will add 11th grade, adding another 96 scholars for a
total of 792. Finally, the 2024-2025 school year will be the year in which the program reaches its full growth,
serving scholars grades 5K-12 for an enrollment of 888 at the 1707 W. Broadway campus.
For comparison, One City notes that information provided by WPS has their maximum usage of the facility at 885
employees with a planned maximum of 1,061. Finally, One City is currently using office space adapted for
education use and has found the space to serve educational needs very well.
Hours of operation: One City has longer school days and longer school years. One City’s main hours of
operation are from 8:15am - 5:00pm (note: this changed slightly this year to accommodate for COVID-19
safety protocols). One City’s school year is also longer, and runs from the beginning of September
through the month of July. Students and most staff are off during the month of August. We also anticipate
usage on the weekend and evenings for family programming and use of our athletic facility.
Number of employees: One City Currently employees 25 individuals who work at the elementary school. This
number will grow as the enrollment grows, including an additional 23 teachers as well as support
staff/administration. Total staffing at full enrollment (School Year 2024-25) will approximate 100 employees, from
maintenance staff to teachers to student support.
Number of visitors a day: During the hours of operation, One City entertains very few visitors save for
vendors, some of our partners at the University, the occasional member of the media, and of course
parents and volunteers. However, One City does intend this facility to be for the public benefit and
anticipates using it for community events and scholar and family enrichment. Some of this activity will
take place after operations have ceased for the day and some will happen on weekends, bringing some
traffic to the area in the evening and weekends. For example, we have a FAST Program (Families and
Schools Together) that takes place twice each year for a period of eight weeks. On those evenings, as
many as 20 families may be using the facility along with a limited number of staff. We also hold weekend
events like our winter festival and fall drive-in movie, which, currently, bring between 50-100 individuals
and half as many automobiles to our facility. These will grow in scope and size as our program grows.
The athletic facility will also bring added traffic and visitors to the facility on nights and weekends.
Parking: We currently utilize about 25 parking stalls for staff each day, and as we grow, we anticipate
using as many as 100 each day. Also, when we add our 10-12 grades, we suspect some students will drive
themselves to school. The highest number of driver’s license eligible students that we will enroll will not
exceed 288. Therefore, we think the number of cars coming to the facility each morning, parking, and
then leaving each afternoon will not exceed 400 and will likely be much less (perhaps 250-300). It is also
important to note that our instructional model focuses on early college credit for our older students, so
many of our 11th and 12th graders will be attending classes at Madison College or another institution on
some days, making the parking needs even less.
Deliveries: Currently, One City has two weekly deliveries - one from US Foods and one for EZ Office Products.
The size and frequency of these deliveries will increase as the program does. Other deliveries are limited to special
orders made throughout the year for classroom supplies and other materials.
Planned site improvements: One City is working with JLA Architects and Findorff Builders to plan the
renovation of the facility, both on the interior and on the exterior. One City aims to limit the changes to
the exterior footprint to signage, replacement of the parking structure to accommodate athletic
fields/courts, and the removal of some trees and vegetation to accommodate scholar outdoor play and
outdoor education and exploration. One City will collaborate with the city on the best way to meet this

need for active space. One City views the wooded portions of the property as an asset to the program acknowledges
that any changes made to the wooded area must be minimized and made with diligence and care.
One City does not anticipate any major pavement changes or curb cuts for pickup and dropoff. In fact, the
facility has a surface lot out front of the main entrance that has a natural dropoff loop that parents will be
directed to use to pick up and drop off scholars. One City has contracted Ayers to conduct a traffic
analysis, which is included in this submission.
Finally, staff and upper grade students will also have use of the parking structure and the underground walkway
leading into the facility, removing them from the pickup/dropoff loop (this would hold true with the new athletic
facility as well).
One City does not currently use busses to bring scholars to and from school and does not anticipate this
changing. One City families will either drive or use public transportation to access the facility. We
encourage carpools and the use of public transportation by offering to purchase bus passes for families in
need. We will also encourage biking and walking for those close enough to do so safely and effectively.
To this end, we will be adding bike racks.
There are currently two main entrances into the campus; one on WPS Drive and one on Bridge Road. One
City is planning on using Bridge Road as the exclusive entrance point for our commuters and families. Once a
vehicle reaches the facility at 1707 W. Broadway, it will either continue into the parking structure or continue into
the loop for dropoff/pickup. Again, One City will work to minimize traffic by encouraging carpools, public transit,
and biking/walking.
Signage: One City has an interest in promoting its schools and brand and expects to utilize signage to
appropriately do so. One City would affix its logo and name to the facade of the building and would also
like to use the facade of the parking structure for the same. One City and WPS are contemplating an
easement for the WPS monument sign on the SE corner of the property to remain in place. One City is also
contemplating the addition of a monument sign on the north side of the
property that would be visible from Broadway.
Note, One City will seek approval for a comprehensive signage plan at a later date, as we are still refining the design
concept.
Respectfully Submitted,
David Stephan
COO
One City Schools

OUR VISION FOR A SAFE, SECURE AND SEPARATE CAMPUS
One City Schools’ mission is to provide a new model of the highest quality public education that
ensures young children are on track to succeed in a college or career preparatory program from
birth through high school graduation. The purchase and adaptive reuse of the Nordby building
property provides the facilities that will allow One City to thrive in fulfilling our mission.
One City has many responsibilities as a public charter school, but none is greater than ensuring the
safety of our students. As summarized below and detailed in One City’s submittals, the physical
separation of the One City campus from the WPS campus is critical for student and public safety.
Indeed, essential to the safety and security of any school is control over the school’s campus.
One City is committed to protecting our students, parents, visitors, and WPS employees from the
risk of collision between commuting traffic and our often young and small students walking and
biking on campus. With our own campus, we can minimize risks through traffic and queue control
and ideal internal circulation, while maintaining appropriate operations on public roads.
One City respectfully requests that the City of Monona Plan Commission grant One City’s and
WPS’s request to physically separate their two campuses to ensure the safety and security of One
City’s students, as well as the staff and visitors of both One City and WPS.

“Controlling access is a foundational concept of school security.”
Comprehensive School Security Framework, Wisconsin Department of Justice (2019).

Proposed Campus Separation
One City and WPS have agreed to redraw their respective lot lines to give One City full ownership
over the northeastern portion of Engel Street and the eastern north-south portion of WPS Drive.
WPS is seeking CSM approval for the same. Document: WPS proposed CSM dated 5-11-21
This reconfigured “One City Drive” will be controlled and used exclusively by One City. One
City will retain sole day-to-day access to One City Drive and our campus via Bridge Road.
Reference: TIA Figure 1: Proposed Site
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Physical Separation Improves Campus and Student Safety
Ideal Site Circulation. Reconfiguring One City Drive to exclude non-emergency access from the
WPS campus provides ideal site circulation and queue control for student drop-off and pick-up.
Reference: TIA Figure 2: Site Circulation and Drop-Off/Pick-Up Routing
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Safety Risks of the Ring Road. Without a separate campus, the existing ring road:
 Increases the potential for crashes between vehicles, pedestrians (including small
children), and bicyclists;
 Disrupts flow and efficiency of circulation and student drop-off/pick-up;
 Limits drivers’ ability to see other traffic and pedestrians;
 Limits One City’s control over queue lines;
 Raises conflict between queuing parents, pedestrians, and commuting WPS employees.
Reference: TIA p. 4
Safety Benefits of Separate Campuses. With a separate campus, One City can:
 Physically control our entire campus adjacent to the school building;
 In the case of emergencies, block off access to One City’s campus far from the school
building, at the future One City Drive’s connection to the W. Broadway frontage street;
 Provide ideal right-turn only site circulation without disruption or gaps, which will
increase queue speed, efficiency, and safety;
 Permit longer queuing lines on our own roads without disrupting non-One City traffic;
 Control traffic speed on all roads adjacent to One City’s campus.
Reference: TIA pp. 4-5
Emergency Access Remains. One City and WPS have agreed to provide the City of Monona with
emergency access over each campus to reach the other campus. Document: Proposed Emergency
Access Easement
Beneficial Impact on Statutory School Safety Plan. The unfortunate reality is that schools must
continue to adapt and plan for unthinkable emergencies. The ability to control more of our campus
and limit access will enhance One City’s school safety plan and protect our students and staff. Wis.
Stat. § 118.07(4)
Student Education. The separation of and clear delineation between the One City and WPS
campuses permit One City to delineate our borders, direct traffic, develop safe walking and biking
paths, and teach our students clear and specific pedestrian and bike safety rules in a safer
environment.
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Physical Separation has Minimal Impact on W. Broadway Traffic
No Significant Impact to W. Broadway Traffic. One City’s traffic engineer concluded that:
The proposed access revision separating the existing three WPS access points
into two access points for WPS and one for One City Schools is not expected
to have a significant negative impact on W. Broadway operations.
Geographically, it is likely the predominant WPS users of the W. Broadway and
Bridge Street intersection were staff members located in the WPS Nordby Building
and/or using the parking structure. The proposed One City Schools development
is not expected to generate more daily trips than the previous WPS use of the
Nordby Building. The remaining WPS staff located in buildings and parking lots
to the west were likely to use one of the other two access points.
Additionally, WPS plans to have approximately 65% of staff continue to work from
home following the COVID-19 pandemic. Reducing the number of access points
for WPS by a third is not expected to have a measurable negative impact on W.
Broadway when WPS reduces on-site staff levels by nearly two-thirds. The
resulting daily volumes at the two WPS access points are still expected to be lower
than the pre-COVID-19 conditions.
Reference: TIA pp. 4-5
Continued Acceptable W. Broadway Operating Conditions Through 2045. Through the year
2045, based on historical and current data, One City’s added traffic on W. Broadway is not
expected to cause unacceptable intersection operations. W. Broadway traffic will continue at LOS
‘D’ or better, the threshold for acceptable peak hour intersection operating conditions. Reference:
TIA pp. 3-4
Actual One City Traffic Likely Less than Estimated. One City’s TIA conservatively does not
consider the additional trip reductions for pedestrian, bicycle, carpool, or transit use that are
commonplace in the existing One City school operations and which will continue at One City’s
new campus. Reference: TIA p. 2. Consequently, One City expects that the number of pickup/drop-off trips to be fewer than forecasted.
WPS Retains Sufficient Campus Access.
WPS has slightly more estimated daily trips to
its campus than One City is projected to have
at full enrollment. Reference: TIA pp. 2. WPS
will continue to benefit from two access
drives.

Image courtesy of AccessDane
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The One City Campus Closely Resembles Others In and Around Monona
Many of the larger public schools in and next to the City of Monona have similar proximity to
highly traveled public roads with one-road access to school parking lots and the main entrance.
However, in controlling a larger portion of our access road, One City will see benefits over these
larger schools in controlling queuing, managing pick-up/drop-off, and ensuring student safety.
Monona Gove High School (~1,045 students)

La Follette High School (~1,561 students) and Sennett Middle School (~677 students)

Images courtesy of Google Maps
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Executive Summary
for
Traffic Impact Analysis Study
One City Schools
1707 W. Broadway, Monona, WI

Prepared for:
One City Schools
June 11, 2021

Executive Summary
One City Schools, a nonprofit organization that operates two schools in the Madison area, proposes the
adaptive reuse of the former Nordby Office Building at 1707 W. Broadway. The plan includes buildout of
the existing Nordby Building on the Wisconsin Physicians Service (WPS) campus and associated
structured parking to accommodate a 5K-12 school, with students first occupying the space in the fall of
2021. The following summarizes the existing peak traffic operating conditions, identifies traffic generated
by the One City Schools development, future traffic operation with One City Schools traffic, development
traffic circulation patterns during student drop-off/pick-up times, and recommends improvements that may
be required for safe and efficient traffic operation in the year 2025 and 20 years later with additional traffic
growth and planned future off-site developments. Additional information and data can be found in the full
traffic impact analysis (TIA) study.

Proposed Development
The redevelopment of the existing WPS Nordby Building at 1707 W. Broadway is expected to occur in
two phases. Phase I will involve renovations to the inside of the building to prepare its use for students in
grades 5K-4. Phase II will involve the continued development of the inside of the building for the
remainder of the students in grades 5-12. At full growth, expected to occur in 2025, the program will
enroll 888 students at the new campus plus 100 staff members. The breakdown of expected students by
grade-level is summarized below.
Elementary School (Grades 5K – 5): 48 students per class = 288 students
Middle School (Grades 6 – 8): 72 students per class = 216 students
High School (Grades 9 – 12): 96 students per class = 384 students
Figure 1: Proposed Site
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Access to the school will be provided along Engel Street and the W. Broadway intersection with Bridge
Road, as shown in Figure 1. It is expected that the existing connections to WPS Drive will be removed,
requiring all school traffic to access the site via Bridge Road. Additional discussion of this connectivity
change is summarized later. The existing surface parking lot located to the southeast of the proposed
school will serve as the primary drop-off/pick-up location for students. The existing parking structure to
the south of the proposed school will remain and serve as daily parking for staff and student drivers. No
school bus service is planned.
The development is planned to be open to current students in the fall of 2021. Enrollment is expected to
increase to the predicted numbers above by the year 2025. For the purposes of this study, the horizon
year is defined as the full enrollment year plus 20 years, or 2045.

Traffic Volumes
Data was gathered in 2015 by the Wisconsin Department of Transportation (WisDOT) along Bridge Road
and 2018 along W. Broadway and represents the number of vehicles per day (vpd) during the count
period.
•
•
•

W. Broadway west of Bridge Road (Site 130838): 15,100 vpd
W. Broadway east of Bridge Road (Site 130054): 14,700 vpd
Bridge Road north of W. Broadway (Site 130831): 10,400 vpd

Intersection turning movement counts were collected at the study intersection of W. Broadway and Bridge
Road from 6:00 – 9:00 AM and 2:00 – 6:00 PM on Thursday, May 6, 2021 and Friday, May 7, 2021. The
counts included vehicular, bicycle, and pedestrian traffic. The weekday morning peak hour occurs from
7:30 – 8:30 AM and the evening peak hour occurs from 4:30 – 5:30 PM.
Historical AADT information was gathered from WisDOT along W. Broadway for the purpose of
understanding traffic growth trends in the study area. Traffic count sites along W. Broadway indicate a
mix of increasing and decreasing volumes over the past decade. Therefore, a growth rate of 0.5% per
year, which is generally used as a standard minimum growth, was used to forecast background traffic
volumes.

Trip Generation and Distribution
Data published in the Institute of Transportation Engineers (ITE) Trip Generation Manual – 10th Edition
was used to identify the number of peak hour trips that would be generated by the proposed school and
other off-site developments. The trip generation includes the development under full enrollment of 888
students and 100 staff members. No reductions were made for linked trips, pass-by trips, or transit use.
The trip generation calculation for the proposed school uses the ITE land use code 536 “Private School
(K-12).” It is expected that the development will generate the following peak hour trips:
•
•

Morning Peak Hour: 430 entering trips and 275 exiting trips
Evening Peak Hour: 195 entering trips and 270 exiting trips

The ITE Trip Generation Manual indicates the proposed development is expected to generate 2,200 trips
per day. For comparative purposes, the previous WPS use of the existing Nordby Building generated
approximately 2,440 trips per day, or roughly 10% more trips than the planned school development.
At full operation prior to the COVID-19 pandemic, WPS generated approximately 5,725 trips per day. The
long term plan for WPS is to operate with approximately 65% of staff working from home, which would
result in 2,245 trips per day on-site. This would result in a combined daily trip generation of 4,445 trips
per day for WPS and the One City School development.
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The City of Monona identified two developments that are expected to generate additional trips by the year
2025. These include the 6501 Bridge Street development and the Current II at Yahara Commons
Development. The trips generated by these developments are considered off-site and are included in the
total analysis for each of the study years.
It is expected that the 6501 Bridge Street development will generate the following peak hour trips:
•
•

Morning Peak Hour: 5 entering trips and 10 exiting trips
Evening Peak Hour: 15 entering trips and 5 exiting trips

It is expected that the Current II at Yahara Commons development will generate the following peak hour
trips:
•
•

Morning Peak Hour: 15 entering trips and 35 exiting trips
Evening Peak Hour: 40 entering trips and 25 exiting trips

The trip distribution used to assign new development trips to the study corridor is based on existing traffic
patterns at the W. Broadway intersection with Bridge Road. All generated trips are assumed to arrive and
depart within a 30-minute period, all of which would be included within the peak period of analysis.

Traffic Operations
Intersection operation is typically quantified based on its Level of Service (LOS) during peak traffic
volume periods. The LOS is determined based on the average amount of delay experienced by each
vehicle entering an intersection during the study period and is categorized by grades of ‘A’ through ‘F’.
For the purpose of this study, LOS ‘D’ as defined in the Highway Capacity Manual (HCM) 6th Edition is
used as the threshold for acceptable peak hour intersection operating conditions.
Weekday morning and evening peak hour traffic operations at the study intersection were evaluated for
the existing year of 2021, the full enrollment year of 2025, and the horizon year of 2045 using Synchro 11
software and methodologies included in the HCM 6th Edition. The analysis included the evaluation of
background traffic conditions, background plus on-site traffic from the proposed school, and a third
scenario that included background and school traffic as well as the impacts of the two off-site
developments identified previously.
The existing intersection operates with all movements at LOS ‘C’ or better, with the exception of the
southbound left-turn movement during the evening peak hour, which operates at LOS ‘D’. Maximum
queuing of 225 feet and 175 feet are experienced by the eastbound and westbound through movements,
respectively, during the evening peak hour.
Year 2025 and year 2045 background volumes are expected to operate similar to the existing conditions,
with the southbound left-turn movement at LOS ‘D’ and maximum queues extending to 275 feet and 200
feet for the eastbound and westbound through movements, respectively, by year 2045.
By the year 2045 with the inclusion of the proposed school traffic, the weekday morning and evening
peak hour operations at the study intersection are expected to continue to result in LOS ‘D’ or better for
all movements. This scenario does not include any geometric improvements to the intersection, but does
include minor adjustments to the traffic signal timings. LOS ‘D’ operations are expected for the
northbound left-turn movement during the morning and evening peak hours, the northbound right-turn
movement during the morning peak hour, and the westbound left-turn movement during the morning peak
hour. Maximum queue lengths of 350 feet and 225 feet are expected for the eastbound and westbound
through movements, respectively, during the evening peak hour. The westbound left-turn movement is
also expected to experience a queue of 225 feet during the morning peak hour.
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When off-site development traffic is added to the 2045 background and on-site volumes, the weekday
morning and evening peak hour operations at the study intersection are expected to continue to result in
LOS ‘D’ or better for all movements, similar to the background plus school traffic scenario. LOS scores
would be expected to remain the same with a slight increase in the westbound left-turn movement queue
to 250 feet during the morning peak hour.

Site Circulation
The existing surface parking lot located to the southeast of the proposed school will be used for student
drop-off and pick-up operations. Traffic will circulate in a counter-clockwise direction around the existing
lot with the drop-off/pick-up zones located on the northwest side of the lot, as shown in Figure 2. It is
recommended that the drop-off/pick-up motorist route extend south along WPS Drive to a turnaround to
maximize the available queue storage capacity. The existing turnaround space is large enough to
accommodate a U-turn by a passenger vehicle. Consideration should be given to extending the curb in
the northeast quadrant or along the south side of the intersection to make the U-turn maneuver easier to
complete.
The traffic study assumes that the existing intersection of Engel Street and WPS Drive will be
disconnected from the northwest leg, requiring all traffic associated with the proposed school use the W.
Broadway intersection with Bridge Road. Disconnecting the Engel Street and WPS Drive intersection is
recommended for the following reasons:
•

•
•

•
•
•
•

•

Allowing eastbound and northbound left turns results is operational concerns during school dropoff and pick-up times. Northbound left-turning vehicles, stopped in traffic awaiting a gap in
oncoming traffic, could potentially cause backups for vehicles exiting the site, thereby impacting
the flow and efficiency of circulation and student drop-off/pick-up. When queues are present, it
may be difficult for eastbound left turns to adequate see conflicting traffic approaching from the
south.
Additional turning movements increase the number of conflict points within the intersection and
increase the potential for crashes.
The presence of the crosswalk on the east side of the intersection presents an additional safety
concern for pedestrians. Disconnecting the intersection reduces the number of vehiclepedestrian conflict points and increases safety for pedestrians. Pedestrians will only need to be
aware of oncoming traffic in two directions without the risk of additional left-turning vehicles
entering the crosswalk.
Separating WPS and One City Schools motorists provides more control to each entity in
managing operations and circulation. When necessary, communications concerning site traffic
operations can be circulated to parents and staff.
The use of flexible surface-mount guide posts (or other traffic control device) would provide a
cost-effective solution that would allow the existing connection to remain available for emergency
vehicle access and bicyclists.
The primary access driveway for WPS to the west is close enough to provide reasonable access
to W. Broadway for vehicles traveling to/from the east and would not be expected to significantly
increase travel times for WPS traffic.
During the intersection traffic count gathered in May 2021, 10 vehicles were observed entering
the WPS campus from Bridge Road during the morning peak hour and 25 vehicles were
observed exiting the WPS campus on Bridge Road during the evening peak hour. Although
traffic volumes are expected to increase as a larger number of WPS staff return to working onsite, these volumes suggest only a small portion of WPS traffic currently uses Bridge Road.
The proposed access revision separating the existing three WPS access points into two
access points for WPS and one for One City Schools is not expected to have a significant
negative impact on W. Broadway operations. Geographically, it is likely the predominant
WPS users of the W. Broadway and Bridge Street intersection were staff members
located in the WPS Nordby Building and/or using the parking structure. The proposed
One City Schools development is not expected to generate more daily trips than the
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•

previous WPS use of the Nordby Building. The remaining WPS staff located in buildings
and parking lots to the west were likely to use one of the other two access points.
Additionally, WPS plans to have approximately 65% of staff continue to work from home
following the COVID-19 pandemic. Reducing the number of access points for WPS by a
third is not expected to have a measurable negative impact on W. Broadway when WPS
reduces on-site staff levels by nearly two-thirds. The resulting daily volumes at the two
WPS access points are still expected to be lower than the pre-COVID-19 conditions.
Figure 2: Site Circulation and Drop-Off/Pick-Up Routing
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In addition, WPS Drive at the south end of the site would also be disconnected from the west, potentially
using flexible guide posts, to restrict motor vehicle travel but still allow emergency vehicle access.
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For student drop-off operations, it is recommended that parents form a single line within the surface
parking lot and drop off students from the passenger side of the vehicle in the drop-off zone. Maximizing
the length of curb area provided for the drop-off zone will increase the number of vehicles that can be
actively unloading and expedite the drop-off process, thereby reducing the potential queue.
It is recommended that a new pedestrian path be provided around the south and east sides of the dropoff/pick-up lot connecting the proposed school to the structured parking. It is also recommended that the
existing crosswalk located in the drop-off/pick-up driveway between the proposed school and the
structured parking be closed. A pedestrian tunnel currently exists between the parking structure and the
Nordby Building and may continue to be used by staff and authorized individuals.
For pick-up operations, it is recommended that parents use the same route as the drop-off operations
along Engel Street and through the south end of the existing WPS Drive before returning to the dropoff/pick-up driveway. Once parents have entered the surface parking lot, it is recommended that two or
three lanes be formed so that queue storage can be maximized. Vehicles will then travel counterclockwise through the lot and pull up to a pick-up zone. This zone would be configured as a row of two or
three cars that would load students and then pull away, reducing the potential risks of students walking to
cars within the queue. The three-lane configuration would require the removal of parking stalls along the
southeast side of the lot.
Discussion has also considered the use of staggered start/dismissal times. Staggered schedules can
distribute the arrival of vehicles based on start/dismissal times and reduce the peaking characteristic of
traffic, thereby improving operations and reducing queues. Families with students in multiple age groups
will need to be on-site for pick-up for a longer duration. Therefore, it is recommended that an additional
drop-off/pick-up zone be provided within the structured parking lot. This area would allow parents to park
in the lot and await the arrival of kids within multiple age groups. It would also provide a space for dropoff/pick-up for families of students that require more time for loading and unloading.
The following recommendations are suggested for improved site circulation:
•
•
•
•
•
•
•
•

Care should be given to the potential conflict between exiting vehicles from the parking structure
and the potential pick-up queue. “Do not block driveway” signs should be installed.
Family name tags should be provided to drivers that indicate the students they intend to pick up.
The name tags can be applied to the vehicle visor and can speed up the matching of students
with vehicles and expedite loading during pick-up.
Provide new pedestrian walking path around the east and south side of drop-off/pick-up area to
reduce pedestrian conflicts.
Provide the additional drop-off/pick-up zone in the structured parking lot for families with students
in multiple age groups, or families requiring more time for loading.
One City Schools has an active carpool campaign with a staff coordinator to help facilitate
carpooling between families. Continue to use this program to reduce single-student occupancy
vehicles.
Close the existing crosswalk located in the drop-off/pick-up driveway between the proposed
school and the parking structure.
Pick-up operations should be monitored as enrollment increases to ensure queueing does not
become an operational concern requiring more significant improvements.
In addition to the planned crossing guards at each of the Engle Street crosswalks, consider
adding supplemental “yield to pedestrian” signs within crosswalks.
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Conclusion
The proposed school development by One City Schools is expected to generate peak hour traffic
volumes that will be accommodated by the study intersection of W. Broadway and Bridge Road in the
horizon year of 2045 with acceptable operations at LOS ‘D’ or better. No geometric improvements are
recommended at the study intersection, although traffic signal timings will need to be adjusted as volumes
increase.
Internal to the school development site, consideration should be given to the recommendations listed in
this report related to site circulation and drop-off/pick-up operations. This includes but is not limited to the
construction of additional pedestrian accommodations around the existing surface lot, the closure of a
crosswalk in the drop-off/pick-up driveway, the closure of the two existing WPS Drive intersections along
the west side of the study area, and signing and configuration changes to accommodate queueing during
start and dismissal times. Even with the suggested improvements, there is a potential for significant
queuing during the evening dismissal and student pick-up period. It is suggested that operations be
monitored closely as enrollment increases and site circulation be adjusted as necessary to accommodate
queueing.
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EMERGENCY ACCESS EASEMENT AGREEMENT

Return to:
Nathan J. Wautier
Reinhart Boerner Van Deuren s.c.
22 E. Mifflin St., Suite 700
Madison, WI 53703
0710-292-2845-2
0710-292-2810-2
0710-301-0140-2
Parcel Numbers

This EMERGENCY ACCESS EASEMENT AGREEMENT (this “Agreement”) is
dated as of the _____ day of __________________, 2021 by WISCONSIN PHYSICIANS
SERVICE INSURANCE CORPORATION, a Wisconsin service insurance corporation
(“WPS”) and ONE CITY SCHOOLS, INC., a Wisconsin non-stock corporation and
Wisconsin public charter school (“One City”) for the benefit of the CITY OF MONONA,
WISCONSIN, a Wisconsin municipal corporation (the “City”).
RECITALS:
A.
WPS is the owner of Lot 1 of Certified Survey Map No. 15671 and Lot 3 of
Certified Survey Map No. 10267 located in the City of Monona, Dane County, State of
Wisconsin, as illustrated on the attached Exhibit A (collectively, “WPS Lot”).
B.
One City is the owner of Lot 2 of Certified Survey Map No. 15671 located
in the City of Monona, Dane County, State of Wisconsin, as illustrated on the attached
Exhibit A (“One City Lot”).
C.
A portion of WPS Lot and One City Lot is depicted on the attached Exhibit
B (the “Easement Area”).
D.
WPS Lot and One City Lot are referred to individually as a “Lot” and
together as the “Lots.”

45460521v4

E.
Pursuant to the terms and conditions contained in this Agreement, the parties
desire to create an emergency access easement agreement for ingress and egress sufficient
to accommodate emergency services across both Lots within the Easement Area.
AGREEMENTS
In consideration of the above Recitals and mutual agreements which follow, the
receipt and sufficiency of which are hereby acknowledged, the parties agree as follows:
1.
Grant of Easement. Each Lot is subject to a perpetual, nonexclusive
easement and right-of-way over the Easement Area in favor of the City for the purpose of
providing to the City access to all buildings on the Lots for the provision of emergency
services (such as police, fire and ambulance service) but only to the extent a given Lot does
not have direct access to a public right-of-way. The precise location of the Easement Area
may be relocated from time to time by the owner of the burdened Lots consistent with any
municipal and zoning approvals obtained so long as the easement rights granted hereunder
continue to provide access to each portion of the Lots and have substantially the same utility
to the City as prior to the reconfiguration and modification.
2.
Amendment. This Agreement may be amended by the recording of an
instrument executed by: (a) the owner(s) of the fee simple interest in the Lots; and (b)
the City, provided, however, that following a relocation in accordance with Section 1 above,
the owner(s) of that portion of the Easement Area being relocated may unilaterally
(consistent with the requirements of Section 1 above) record a notice of relocation
specifying the change(s) in the location of the Easement Area.
3.
Notices. All notices required or permitted to be given by this Agreement
shall be in writing and shall be considered as properly given if mailed by first class United
States mail, postage prepaid, registered or certified with return receipt requested, delivered
to the intended addressee in person or delivered to an overnight commercial courier service,
or delivered by electronic mail, to the parties at the following addresses:
If to WPS:

Wisconsin Physicians Service Insurance Corporation
Attn: Megan Jackson
1717 W. Broadway
Madison, WI 53708
Email:legalservice@wpsic.com

With a copy to:

Nathan J. Wautier
Reinhart Boerner Van Deuren s.c.
22 East Mifflin Street, Suite 700
Madison, WI 53703
E-mail: nwautier@reinhartlaw.com

2
45460521v4

If to ONE CITY:

One City Schools, Inc.
2012 Fisher Street
Madison, WI 53713
Attn: David Stephan, COO
Email: dstephan@onecityschools.org

With a copy to:

Jared Walker Smith
Boardman & Clark LLP
1 S. Pinckney Street, Suite 410
Madison, WI 53703
E-mail: jsmith@boardmanclark.com

If to THE CITY:

_____________________________

With a copy to:

_____________________________

Notices that are mailed or given to an overnight commercial courier service shall be
effective upon their deposit in the United States mail or when given to the overnight
commercial courier service. Notices that are delivered by electronic mail shall be
effective upon the date of delivery. If the other party’s address is not known to the party
desiring to send the notice, the party sending the notice may use the address to which the
other party’s property tax bills are sent. Either party may change its address for notices
hereunder by written notice to the other party.
4.
Covenants Running with the Land. The easement hereby granted is
perpetual, and the rights and obligations created herein shall be covenants running with
the land and shall inure to the benefit of, and be binding upon, the parties hereto and their
respective heirs, successors and assigns.
5.
No Public Dedication. Nothing contained in this Agreement shall, or shall
be deemed to, constitute a gift or dedication of any portion of the Easement Area to the
general public or for the benefit of the general public or for any public purpose
whatsoever, it being the intention of the parties that this Agreement will be strictly
limited to and for the purposes expressed herein.
6.
Non-Use. Non-use or limited use of the easement rights granted in this
Agreement shall not prevent the benefitting party from later use of the easement rights to
the fullest extent authorized this Agreement
7.
Compliance with Laws. This Agreement shall be subject to, and the
easement rights created herein shall be exercised in accordance with, all applicable
governmental laws, rules, regulations and ordinances.
8.
Default and Remedies. In the event that any party shall default in the
performance of any of its obligations under the terms of this Agreement, the non-defaulting
party shall forward written notice to the defaulting party outlining such default. The
3
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defaulting party shall cure such default within thirty (30) days after the giving of such
notice, except that the cure period shall be extended to a reasonable time to cure any default
that cannot reasonably be cured within the thirty (30) day period, provided the defaulting
party has commenced to cure within the thirty (30) day period and diligently pursues a cure
at all times thereafter until the default is cured. If the defaulting party shall fail or refuse to
cure such default within the applicable cure period, the non-defaulting party may attempt to
cure the default and shall be reimbursed by the defaulting party for all reasonable, actual
costs incurred in so doing, and the non-defaulting party can take any action allowed by law
or equity to enforce its rights, including, without limitation, obtaining injunctive relief,
which the parties recognize is an appropriate remedy since monetary damages may not be
sufficient. However, in no case shall any party have the unilateral right to terminate, cancel
or otherwise render null and void any portion of this Agreement. If a suit is brought to
enforce this Agreement, the prevailing party shall be entitled to recover its costs, including
reasonable attorney fees, from the non-prevailing party.
9.
Invalidity. Every term of this Agreement shall be enforceable to the
fullest extent permitted by law. If any term of this Agreement is determined to be, to any
extent, unenforceable, that provision will be deemed modified in the most minimal
manner so as to make it enforceable, and the remainder of this Agreement shall not be
affected. \
10.
No Merger. Grant of easement and obligations imposed hereunder shall
continue to bind each of the individual parcels described on Exhibit A notwithstanding that
such parcels may be under common ownership, and no merger of the fee and easement
rights shall in any way occur.
11.
Entire Agreement. This Agreement is the entire understanding regarding
the subject matter of this Agreement and supersedes all prior oral or written
understandings, agreements, and representations between the parties.
12.
General. No waiver of any term of this Agreement shall be deemed to be
a continuing waiver of that term or a waiver of any other term of this Agreement. Time
is of the essence in the performance of each and every provision of this Agreement. Each
person executing this Agreement on behalf of a party hereto personally represents and
warrants that he or she is duly authorized to execute this Agreement in the capacity
shown. This Agreement may be executed in any number of counterparts, each of which
taken together shall constitute one and the same original Agreement. The titles and
headings of the various paragraphs hereof are intended solely for means of reference and are
not intended for any purpose whatsoever to modify, explain, or place any construction on
any of the provisions of this Agreement.
13.
Wisconsin Law. This Agreement shall at all times be governed by and
enforced in accordance with the laws of the State of Wisconsin.
[SIGNATURE PAGE FOLLOWS]
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IN WITNESS WHEREOF, the parties hereto have caused this Agreement to be executed as
of the date first written above.
WPS:
Wisconsin Physicians Service Insurance
Corporation, a Wisconsin service insurance
corporation
By:
Michael Hamerlik, President & CEO

ACKNOWLEDGMENT
STATE OF WISCONSIN
COUNTY OF DANE

)
) ss.
)

Personally came before me this ____ day of _________________, 2021, the
above named Michael Hamerlink, to me known to be the President & CEO of Wisconsin
Physicians Service Insurance Corporation, and acknowledged that he/she executed the
foregoing instrument.
Name:
Notary Public, State of Wisconsin
My Commission:

40065700

ONE CITY:
One City Schools, Inc., a Wisconsin nonstock corporation and Wisconsin public
charter school
By:
Kaleem Caire, Founder & CEO

ACKNOWLEDGMENT
STATE OF WISCONSIN
COUNTY OF DANE

)
) ss.
)

Personally came before me this ____ day of _________________, 2021, the
above named Kaleen Caire, to me known to be the Founder & CEO of One City Schools,
Inc., and acknowledged that he/she executed the foregoing instrument.
Name:
Notary Public, State of Wisconsin
My Commission:
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THE CITY:
City of Monona, a Wisconsin municipal
corporation
By:
Name:_______________________________
Title:________________________________
ACKNOWLEDGMENT
STATE OF WISCONSIN
COUNTY OF DANE

)
) ss.
)

Personally came before me this ____ day of _________________, 2021, the
above named ___________, to me known to be the _____________ of City of Monona,
and acknowledged that he/she executed the foregoing instrument.
Name:
Notary Public, State of Wisconsin
This instrument was drafted by:
Nathan J. Wautier
Reinhart Boerner Van Deuren s.c.
22 E. Mifflin St., Suite 700
Madison, WI 53703
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CONSENT
____________________, the holder of a mortgage secured by a portion of the
Easement Area, hereby consents to the above Agreement and agrees that its right, title and
interest shall be subject to the terms thereof.
____________________________________
By:
Name:
Title:

ACKNOWLEDGMENT
STATE OF
COUNTY OF

)
) ss.
)

Personally came before me this ____ day of________, 2021, __________________,
known to me to be the _____________________ of __________________________, who
executed the above instrument and acknowledged the same.

Name:
Notary Public, State of __________________
My Commission:
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EXHIBIT A
[TO BE INSERTED]
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EXHIBIT B
[TO BE INSERTED]
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B-1

DECLARATION OF RECIPRICOL EASEMENTS (EXISTING)
DANE COUNTY REGISTER OF DEEDS DOCUMENT #3456546
RECORDED 02/07/2002

PLEASE NOTE:
Since the One City Parcel (1707 W. Broadway) will have direct access to a
public right-of-way, this Declaration of Easement granting access to a public
right-of-way for compliance with City ordinance is no longer needed and, per
WPS’s counsel, will be terminated with respect to the One City Parcel on or
before One City's closing on the property.

PLAYGROUND:

DESIGN CRITERIA

EXISTING PATIO AREA

PROPOSED PLAYGROUND LOCATION

One City Schools utilizes Anji Play at its preschool and aims to
create continuity by leaning on the Anji Play standards in our
Elementary School. The outdoor playspace we plan to develop at
our new site will employ the principles our scholars have learned
from their preschool experience with Anji Play and provide space
for active play that is well suited to growing bodies.
Anji Play is a national standard for development and learning for
children enrolled in kindergarten in China. The standard was developed and tested by Ms. Cheng Xuegin, Superintendent of 130
public kindergartens that serve 14,000 children, ages 3-6 in Anji
County, China. All children in China are required to attend kindergarten from ages 3 to 6. The government and parents each
contribute towards the cost of kindergarten education. One City
is the first Anji Play school site outside of Mainland China.

ANJI PLAY:

PHILOSOPHY

Anji Play materials and environments include both
The philosophy that supports the practice of Anji Play
is founded on the value of and ability of the adult to
discover the child—see the child’s abilities, and record and reflect on them when possible—and then provide the physical and human environmental conditions for the child’s continued reflection and expres-

h ps://www.onecityschools.org

sion of ability.
The outcome of love—a safe, accessible, consistent,
honest, open, predictable environment that is characterized by clearly articulated, simple and reasonable
expectations and expresses trust for each person—
allows for freedom and risk.
Self-determined risk, the natural trajectory of our
growth and learning, is most often experienced as
joy, and characterized by deep engagement.
Visit

http://www.anjiplay.com/ for more in-depth

information about the fundamentals of Anji Play.
h ps://www.marinmommies.com

ANJI PLAY:

DESIGN PRINCIPLES

Anji Play materials and environments include both specifically-designed outdoor play materials and equipment; play materials and equipment sourced from other
suppliers; found and re-purposed materials; storage
materials, equipment and systems; furniture; outdoor
play clothing; indoor play materials; materials for arts
and inquiry, and many other physical objects, and designs for fixed and semi-fixed play-structures.
The design and consideration of Anji Play materials
always returns to the following principles:
•Open-ended

h ps://playgroundideas.org

•Minimally-structured
•Drawn from life
•Proximate to nature
•Moveable
•Large
•Inter-relatable
•Sturdy
•Masterable by the child

The design and consideration of Anji Play physical
environments always returns to the following principles:
•Open and freely accessible by the child
•Areas defined by activity, not theme or subject
•Natural
•Varied
•Masterable by the child
•Express trust in the child

h ps://www.onecityschools.org
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MEMO
TO:
FROM:
DATE:
RE:

Plan Commission
Douglas Plowman, City Planner & Assistant Economic Development Director
July 8, 2021
Declaration of Reciprocal Easements associated with CSM 10267 (Case No. 2013-2021)

Overview:
Wisconsin Physicians Service (WPS) requested approval of a new Certified Survey Map (CSM)
to assist with the sale of the Nordby Building to One City Schools. This would modify Lots 1 and
2 of the recently approved CSM 15671 and Lot 3 of CSM 10267. The proposal would provide
Lot 2 with the full width of the roadway along WPS Drive, which the applicant states would
simplify maintenance efforts for both parties. The application was heard twice by the Plan
Commission, and it received a formal recommendation on June 14th. Additionally, this was
reviewed by the City’s Public Works Committee at their meeting on June 2nd where the
recommendation of approval was also made.
The Plan Commission made the following recommendation to City Council at their June 14th
meeting:
Plan Commission recommend that the Monona City Council approve a 3-Lot Certified Survey
Map (CSM) to modify Lots 1 and 2 of CSM 15671 and Lot 3 of CSM 10267 at 1707 W.
Broadway, 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:
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
June 9th from Vierbicher, the City’s engineering consultant.
3. The Commission recommends that the applicant maintain the cross access easement
between all parcels.
Both WPS and One City Schools have concerns with the third condition as recommended to
City Council. They are seeking clarification to this condition, specifically as it relates to the
Nordby Building parcel that One City plan to purchase (Lot 2 of CSM #15671). The applicant
states that the Nordby parcel has direct street access, and they hope to separate the two
campuses for operational and safety reasons. The One City Schools Zoning Permit application
also includes a draft Emergency Access Easement Agreement, allowing travel between parcels
for emergency vehicles. City Council asked that this condition be discussed at the July 12th Plan
Commission meeting in advance of their formal consideration on July 19th.
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WPS state in their submitted materials that they are willing to comply with the conditions of the
2001 Easement for all of their parcels, but request that it not apply to those not owned by WPS.
Minutes from the 2001 Plan Commission meetings (included as Attachment 2) indicate that
discussion centered on access to public streets after the division is complete.
Ordinance:
Land Divisions are regulated by Chapter 473-4 of the Monona Municipal Code of Ordinances
and Wisconsin State Statues. Relevant extracts have been included below for reference:
§ 473-4 E. Access to streets required. No proposed land division shall be approved unless the
resulting lots front on a dedicated street at least 60 feet in width.
§ 473-4 F. Action on application. The Plan Commission and Council shall, within 90 days of
application, approve, approve conditionally, or reject the proposed land division. The applicant
shall be notified in writing of any conditions of approval or the reasons for rejection.
§ 473-4 G. Compliance with statutes. The certified survey map shall comply with § 236.34, Wis.
Stats., which is adopted by reference as part of this chapter.
Discussion:
The Plan Commission is asked to discuss the previously approved recommendation, and
specifically Condition #3 regarding the Cross Access Easement. Discussion should focus on the
applicability of the condition to the adjacent One City parcel, as well as lots with direct access to
public roads, and if this parcel should be excluded from the requirements of Condition #3 as
recommended to City Council.
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Attachment 2

Attachment 2

Attachment 2

Attachment 2

Attachment 2

Attachment 2

Attachment 2

Attachment 2

Attachment 2

Attachment 2

To:

City of Monona Plan Commission

From:

WPS Health Solutions (WPS)

Re:

Condition # 3 on Request for Approval of a new Certified Survey Map (CSM) for
Revision to Lots 1 and 2 of CSM 15671 and Lot 3 of CSM 10267 at 1707 W. Broadway
(Case No. 2-013-2021)

Meeting Date:

July 12, 2021

Background: The City of Monona Plan Commission previously recommended the approval of a new
Certified Survey Map (CSM) for Revision to Lots 1 and 2 of CSM 15671 and Lot 3 of CSM 10267. The
approval is subject to conditions #1-2, proposed by City of Monona staff, and condition # 3, proposed by
the Plan Commission during the June 14th meeting. The City of Monona City Council reviewed the CSM
and conditions on June 21, 2021 and asked that the Plan Commission review the CSM and associated
conditions.
Condition # 3 generally recommends that WPS maintain a reciprocal easement across all lots for ingress
and egress. The reciprocal easement refers to the attached Declaration of Reciprocal Easement (2001
Easement). The 2001 Easement was put in place to make sure that WPS lots that did not have direct
access to a public street would have an easement to WPS private drives that connected to public streets,
as required by City of Monona ordinances. The 2001 Easement says, “[i]n order to ensure that the Lots
will comply with the road access requirement in the future, the City of Monona has conditioned its
approval of the [2001] CSM upon the recording of this reciprocal easement in favor of the Lots.” In
addition, the language granting the reciprocal easement is limited to ingress/egress; Section 2.01 states,
“WPS hereby grants in favor of each Lot … a perpetual, non-exclusive right to use the [WPS private
drives] for purposes of ingress and egress to and from their respective Lot or Lots and the public road
adjacent to the northerly boundary of the CSM which as of the date hereof is West Broadway...”
Request: As it did in 2001, WPS is willing to comply with the spirit of Condition # 3, but requests
Condition # 3 be clarified to not apply to any lot with (i) direct access to public roads, and (ii) not part of
the WPS Campus. In other words, all lots on the future WPS campus will continue to comply with the
2001 Easement.
Rationale: The purpose of the 2001 Easement was to allow lots within the WPS Campus and without
access to public roads to use WPS’s private roads to access the public roads. Lot # 2 has direct access to
a public road via Bridge Street to the north and is in the process of being sold to One City Schools, Inc.
Since Lot # 2 has direct access to public roads, the 2001 Easement allowing access to WPS private drives
is not necessary.
In addition, neither WPS nor One City desire that the 2001 Easement apply to Lot #2 following the
purchase of Lot #2 by One City. The 2001 Easement would burden the owners of both lots. Both WPS
and One City view unregulated third party cross traffic over their respective campuses as a significant
safety and security risk to their respective employees, students and guests.

Implementation: Upon the sale of Lot # 2 to One City, WPS would comply with condition # 3 by
amending and restating the 2001 Easement to remove Lot # 2 which has direct access to a public street.
The amended and restated easement would continue to apply to the remaining WPS lots ensuring such
lots also have continued access to public streets in compliance with condition # 3. To the extent that
WPS and One City need to coordinate any traffic or access issues, the parties intend to work together in
good faith to ensure the mutual safety and security of all parties.

7

30
E

10

10

T

E

R

R

10

CTH "BW" / WEST BROADWAY
RIGHT-OF-WAY WIDTH VARIES
2" IRON PIPE
FOUND
0.21' EAST
0.08' SOUTH

WEST BROADWAY
ROADWAY VACATION
RESOLUTION
DOC #4308180

WEST BROADWAY
ROADWAY VACATION
RESOLUTION
DOC #4308180
SOUTH TOWNE PLAT

LOT 14

LOT 3
CSM #10267
201,094 S.F.,
4.616 AC.

LOT 1
CSM #10267
431,686 S.F.,
9.910 AC.

LOT 1

60' RIGHT-OF-WAY

CSM #4203

BUILDING

'

60

66' RIGHT-OF-WAY

RIGHT-OF-WAY WIDTH VARIES

BRIDGE ROAD

WEST BROADWAY

LOT 1
LOT 2

CSM #3059

CSM #3059

WEST BROADWAY
80' RIGHT-OF-WAY

BUILDING

LOT 2
CSM #15671
588,060 S.F.,
13.50 AC.

BUILDING
LOT 2
CSM #4203

LOT 3

LOT 1

BUILDING

60' RIG
H

STREE

T-OF-W
AY

SECTION 29

T
BUILDING

SOUTH LINE OF THE NE 1/4 OF THE NE 1/4 SECTION 30

EAST LINE OF THE NE 1/4 SECTION 30

USH 12 & 18
215' RIGHT-OF-WAY

CSM #3059

EAST LINE OF THE NW 1/4 OF THE NW 1/4

ENGEL

LOT 3

CSM #15671
513,572 S.F.,
11.79 AC.

CSM #4203

BUILDING

GISHOLT DRIVE

R

29

E

T

19 20
30 29

N

19

N

7

20

N

T

7

USH 12 & 18
215' RIGHT-OF-WAY

SOUTH LINE OF THE NW 1/4 OF THE NW 1/4 SECTION 29

SITE
CTH "BW" / WEST BROADWAY

NE 1/4, NE 1/4,
SECTION 30,
T7N, R10E

NW 1/4, NW 1/4,
SECTION 29,
T7N, R10E

NE 1/4, NW 1/4,
SECTION 29,
T7N, R10E

NORTH
50

USH 12 & 18

100

200

SCALE 1" = 100'

LOCATION MAP
(1" = 1000' Feet)

SHEET NO

WPS HEALTH SOLUTIONS CAMPUS
MONONA, WI

20975 Swenson Dr. Suite 200
Waukesha, WI 53186
(262) 523-4488
AyresAssociates.com

EXISTING LOT EXHIBIT

1 OF 1

