AGENDA
CITY OF MONONA
COMMUNITY DEVELOPMENT AUTHORITY
Monona City Hall – Conference Room
5211 Schluter Road, Monona, WI
Tuesday June 22, 2021
6:30 pm

1.

Call to Order

2.

Roll Call

3.

Approval of CDA Meeting Minutes of May 25, 2021.

4.

Appearances

5.

Public Hearing (None)

6.

Old Business (None)

7.

New Business
A. Preliminary Review, Discussion, and Possible Action (if necessary) of
Development Proposal and Tax Increment Finance Request for 6501 Bridge
Road (Semovski & Zytelja, LLC and Populance, LLC).
B. Convene in Closed Session (if necessary) Pursuant to Wisconsin State Statute
Section 19.85(1)(e) Deliberating or negotiation the purchasing of public
properties, the investing of public funds, or conducting other specified public
business, whenever competitive or bargaining reasons require a closed session
(6501 Bridge Road Project).
C. Reconvene in Open Session Under Wisconsin State Statute 19.85(2) (if
necessary).
D. Discussion and Possible Action on Items Arising from Closed Session (6501
Bridge Road Project) (if necessary).

8.

Update on Existing and Proposed Developments
A. Staff Report on Development Projects and Applications.
B. CDA Questions and Requests for Information Concerning Development Projects.

9.

Upcoming CDA Meetings – To Be Determined

10.

Adjournment

1

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)
222-2525 (not a TDD telephone number), 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 and a possible quorum of
members of other governmental bodies of the municipality may be in attendance at the above stated
meeting to gather information or speak about a subject, over which they have decision-making responsibility.
Any governmental body at the above stated meeting will take no action other than the governmental body
specifically referred to above in this notice.
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Minutes
Community Development Authority
May 25, 2021
Chair Stolper called the Community Development Authority (CDA) meeting to order at 6:33 pm.
Present:

Chair Tom Stolper, Alder Jennifer Kuhr, Mr. Dave Lombardo, and Alder Doug
Wood.

Excused:

Mr. Jeff Staver, Mr. Scott Kelly, and Mr. Andrew Homburg.

Also Present: City Administrator Bryan Gadow, City Planner Doug Plowman, Kye Richards
and Vivenne Andersen.
MINUTES
A motion by Mr. Wood, seconded by Ms. Kuhr, to approve the minutes of the April 27, 2021
meeting carried.
APPEARANCES
There were no appearances.
NEW BUSINESS
A. Consideration and possible action on 4507 Oak Court Renew Monona Loan Program
Request – Kye Richards and Vivenne Andersen
City Administrator Gadow provided an overview of Kye Richards and Vivenne
Andersen’s Renew Monona Loan Program (RMLP) request of $23,000.00 for
construction of a new detached garage at 4507 Oak Court.
Motion by Mr. Wood, second by Ms. Kuhr, to approve the RMLP request of $23,000.00
for 4507 Oak Court. Motion carried. Kye Richards and Vivenne Andersen talked the
CDA for approving their loan request and welcoming them to the City.
B. Consideration and possible action on policy changes to Renew Monona Loan Program
review procedures.
City Administrator Gadow reviewed the proposed changes, which included adding a
$50,000.00 request threshold for when an application would be reviewed by staff or the
full CDA. For applications under $50,000, staff would review and determine eligibility.
For applications above $50,000, the CDA would review and make a determination on
funds. All approved funding requests would go to Personnel and Finance Committee for
approval of the funds transfer.
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Motion by Mr. Wood, second by Mr. Lombardo, to approve the policy language changes
in the Renew Monona Loan Program documents. Motion carried.
REPORTS OF STAFF AND CDA MEMBERS
City Planner Plowman provided an update on the One City School and Monona Garden projects.
City Administrator Gadow provided an update on the CDA’s admittance into the Wisconsin
Economic Development Corporation’s Connect Communities program.
UPCOMING CDA MEETINGS
The next meeting will be Tuesday, June 22, 2021 at 6:30pm.
ADJOURNMENT
A motion was made by Mr. Wood, seconded by Ms. Kuhr to adjourn. The motion carried. (6:53
pm)
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5211 SCHLUTER ROAD

MONONA, WI 53716-2598
CITY HALL (608) 222-2525
FAX (608) 222-9225
http://www.mymonona.com

June 15, 2021

To:

Community Development Authority Members

From: Bryan Gadow, City Administrator
RE:

Preliminary Discussion of TIF Application for Potential Redevelopment Project at 6501
Bridge Road

Christopher Gosch, on behalf of Southpaw, LLC, Semovski & Zytelja, LLC (the Property
Owner), and Populance, LLC (collectively, the “Applicant”) submitted a Tax Increment
Financing (TIF) assistance request of $2.459MM (the “Application”) for the redevelopment of
the property at 6501 Bridge Road (currently occupied by the Monona Garden Restaurant) (the
“Property”). The Property is within the boundaries of TIF District #9 (formed in 2015) and
Redevelopment Area #9. 1,2
The Applicant is requesting TIF assistance to demolish the existing one-story commercial
building and construct a 3-4 story, 80,000 SF gross SF building with ground floor commercial
and live-work space, with approximately fifty (50) units of residential rental units, and 21,000 SF
of structured parking (collectively, the “Project”). The TIF Application and associated submittal
materials are included as Attachment B.
City TIF Consultant Gary Becker has reviewed the submitted application and provided the
attached preliminary TIF analysis (Attachment A).
The Applicant has also appeared before the City’s Plan Commission at pre-conference hearings
on March 22nd and May 24th for informal project feedback (Minutes included for reference as
Attachments C and D; Planning Department Staff Reports are included for reference as
Attachments E and F). The Project has not yet been scheduled for formal Plan Commission
consideration.
1

For more information on the TID#9 Project Plan, please see:
http://mymonona.com/DocumentCenter/View/3673/TID-9-Project-Plan
2
For more information on the Redevelopment Area #9, please see:
http://mymonona.com/DocumentCenter/View/4735/Monona-Redevelopment-Area-No-9-FINAL

POLICE DEPARTMENT
5211 Schluter Road
222-0463

COMMUNITY CENTER
1011 Nichols Road
222-4167

MONONA SENIOR CENTER
1011 Nichols Road
222-3415

FIRE DEPARTMENT
5211 Schluter Road
222-2528

CDA Considerations/Actions:
As this is the CDA’s first opportunity to review this Application, the CDA should: 1) review the
Application; 2) ask any questions of the Applicant and City Staff and Consultant; and 3) provide
Staff and the Applicant with any direction on any needed additional information or project
comments. If the CDA is interested in continuing discussions on the Project, Staff would
coordinate any term sheet discussions at a forthcoming CDA meeting.
Please let me know if you have any questions about the above or the attachments.
Attachments:
 Attachment A: TIF Analysis Report from City TIF Consultant
 Attachment B: Applicant TIF Application and Supporting Materials
 Attachment C: Plan Commission Minutes of March 22, 2021 (for reference)
 Attachment D: Plan Commission Minutes of May 24, 2021 (for reference)
 Attachment E: Planning Department Staff Report of March 22, 2021 (for reference)
 Attachment F: Planning Department Staff Report of May 24, 2021 (for reference)
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GWB Professional Services

Project Management🔶🔶Community Development🔶🔶Planning
5813 Piping Rock Rd., Madison, WI 53711
Tel: (608) 444-0836
Email: gwb@garywbecker.com

MEMO
To: Tom Stolper, Chair Monona CDA
From: Gary Becker
Date: June 15, 2021
Re: Review of Monona Gardens Redevelopment TIF Request – TID #9
This is the applicant’s first appearance before the CDA. The developer has presented the
development concept to the Plan Commission for feedback on March 22th and May 24th. The
applicant’s proposal appears to have been reduced in size from the first Plan Commission
presentation.
We have not yet received a project pro forma with financing, revenue, and expense information
nor anything other than conceptual site plans, therefore this is a preliminary analysis pending
receipt of the additional information. It appears the project may still be coming together, so the
following are comments based on what we know about the project and that relate primarily to
the nature of the project rather than details about the TIF request and whether the amount is
appropriate. There are Staff Reports available on the material submitted for Plan Commission
feedback.
The project proposed for TIF funding is a mixed-use redevelopment of the 0.9-acre Monona
Gardens Family Restaurant site. The developer is proposing approximately 30,000 sf of groundfloor commercial and approximately 50 apartment units in a three-to-four-story building. The
unit breakdown has not yet been provided, although nearly half of the units are proposed as
live-work.
The request is for $2.5 million of TIF assistance on a projected assessed value of approximately
$18 million. The submittal included a breakdown of expected TIF-eligible expenses, however
that break-down included some costs that may not be TID eligible, including real estate
acquisition costs and a geo-thermal field. Although the project plan describes real estate
acquisition as an eligible TID expense, it is eligible for the municipality to incur such expenses,
not necessarily the developer.
The land acquisition cost shown in the submittal is $1.45 million, however the current assessed
value of the property is $699,800, which has been stable since 2012. Previously the CDA has
expressed a desire to not provide TIF assistance for high real estate acquisition costs. The
applicant is requesting $72,500 in TIF assistance to offset that cost. Additionally, $195,000 is

Providing project management, community development and planning services to
local governments, non-profits and developers since 1981
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being requested to offset the cost of a building-wide closed-loop geo-thermal heating/cooling
system.
Other expenses proposed for TIF assistance include demolition ($24,000), geo-tech and
environmental studies ($105,000), parking structure ($691,000), public terrace ($200,000), and
site work ($328,000).
Tenant parking is proposed to be under-the building. There is insufficient room on the site to
accommodate the City’s parking requirements at the proposed density. The developer is
instead proposing a car-sharing program to reduce the need for individually owned cars and
therefore the demand for space to park them. This is an interesting way of reducing parking
demand, particularly with access to transit and ped/bike facilities.
Aerial of Site
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Rendering of Proposed Project

Monona
Monona, WI

Market

06.02.21

BANK FINANCED
1 parcel

FOR REVIEW
Site and CMI
Address:
Tax ID #
Land Area

42,000 s.f.

0.96 Acres
Avg. Unit

$62,303

CMI (Dane County, WI)

$62,303
$43,612
$37,382
$31,152
$24,921

Baseline Rent
$1,869

100%
70%
60%
50%
40%

758.4

36% of annual income
$2.46
$1.73
$1.48 Compare with Market Study
$1.23
$0.99

$1,308
$1,121
$935
$748

1000

Acquisition Price
Acquisition

$1,350,000

Relocation
Demolition/Remediation
Total Land Cost

$0
$75,000
$1,425,000
$1,425,000

$32.14 /s.f.

Check: Land Cost per unit
$57,000 /Unit
<=$23,500/unit

Project Components
Gross Area
0

Community Room
Commercial (Grey Box)
Rental Residential
Live/Work Residential (White Box)
Owner Occupied Residential
Common Areas

Parking

Gross Area
6396.00
Gross Area
43,104
Gross Area
4965.00
Gross Area
0
Gross Area
2,155
Gross Area
21111
TOTAL GROSS
TOTAL NLA

NLA
0

Units

NLA
6396.00

3

NLA

Units
25

40,949
NLA
4965.00
NLA
0
NLA

Est. Units
14

Stalls
59
77,731
52,310

s.f.
s.f.

Costs
Above Line Costs

See Separate Breakdown

Total

$5,226,917 Includes Land

Below Line Costs
Community Room
Commercial/Office
Commercial Buildouts
Rental Residential
Rental Residential Live/Work
Work Component
Live Component
Owner Occupied Residential
Common Areas
Parking

$0
$658,788
$127,920
$10,129,440
$0
$471,675
$0
$0
$89,741
$864,937

21111

Total

$12,342,501

77,731

Total Project Cost

GSF
0
6396
6396
43,104
4965
0
2155.2

$0.00
$103.00
$20.00
$235.00
$0.00
$95.00
$235.00
$0.00
$41.64
$14,660

/sf
/sf
/sf
/sf
/sf
Included in Rental Residential

/sf
/sf
/stall

$158.78 /s.f. Construction Cost
$226.03 /s.f. Project Cost

$17,569,418
Income
NLA
0

Base Rent/sf
$2.00

CAM/sf
$4.00

Gross Rent/sf
$6.00

$0.00

Commercial

NLA
11361

Base Rent/sf
$25.00

CAM/sf
$5.50

Gross Rent/sf
$30.50

$346,510.50

NLA
43,104

Base Rent/sf

CAM/sf

Gross Rent/sf

Rental Residential

Retail

$1.72

$1.72

$889,666.56

70% CMI

NLA

Base Rent/sf

CAM/sf

Base Rent/sf

CAM/sf

Gross Rent/sf

Owner Occupied Residential
NLA

Gross Rent/sf

Parking
$150.00 Per Stall

54

$97,200.00
Total Lease Income

Debt
Project Cost $17,569,417.66

$969,604.41

Stabilized NOI

6.00%

Cap Rate

$16,160,073.53
$1,409,344.13 Preliminary Gap
75.00%
70.00%

Project Value
Loan to Cost Assumption
Loan to Value Assumption

Adjustments
TIF

$1,672,120.00 10.35%

HTC

$0.00

FOE

$0.00

ECC

$0.00

NMTC

$0.00 0.00%

Municipality

$0.00

PACE

$0.00 7.50%

AHP

$0.00

Fundraising

$0.00

OZ
WHEDA
Developer's Fee

$0.00
$0.00 4%
$1,234,250.10 8%

Total

$2,906,370.10

Adjusted Project Cost

$14,663,047.56

First Mortgage

$10,997,285.67

LTV

68.05%

LTC

75.00%

Rate

Non-Competitive Program
Deferred

4.50%

Amortized Term
Est. Annual Debt Service
Est. Monthly Debt Service

Adjusted Project Cost with TIF
Required Equity

30.00 years
$668,659.57
$55,721.63

$3,665,761.89 25.00%

Subtotal

$3,665,761.89 100%

Cash

Total

$3,665,761.89

Cash Equity Required

$3,665,761.89
$3,665,761.89

Total

Cash

$17,569,417.66 with TIF

Total Sources

Gap Calculation
$17,569,417.66

Total Project Cost- NO TIF

Required Equity
First Mortgage
Return

$4,392,354.42 25.00%

LTV
LTC
Total Project Cost with TIF

LTV
LTC
Total Sources
Gap

Equity

$13,177,063.25
0.69%
81.54%
75.00%
$15,897,297.66
$3,974,324.42

Fails
Pass
25.00%

5.99% Pass
68.05% Pass
75.00% Pass

$15,110,417.66
-$1,672,120.00

Return

Fails

Equity
Return

$1,333,377.06 Annually

Projections
Vacancy Assumptions

Proxy Stabilization

Stabilization

0%
10%
4%
0%

Retail
Commercial
Residential
Parking

0%
20%
10%
0%

YR1

0%
20%
10%
0%

YR2

0%
5%
4%
0%

10%
5%
4%
5%

YR3

YR4

$
$360,509.52
$943,847.25

- $
$367,719.71
$972,162.67

YR5

10%
25%
4%
5%
YR6

10%
25%
4%
5%
YR7

5%
10%
4%
0%
YR8

5%
5%
4%
0%
YR9

0%
5%
4%
0%
YR10

0%
25%
4%
0%

0%
10%
4%
0%

YR11

0%
10%
4%
0%

YR12

0%
5%
4%
0%

YR13

0%
5%
4%
0%

YR14

YR15

0%
10%
4%
0%
YR16

0%
0%
4%
0%
YR17

0%
0%
4%
0%
YR18

0%
0%
4%
0%
YR19

0%
0%
4%
0%
YR20

Potential Gross Income (PGI)

$0.00 $
- $
$346,511
$353,440.71
$889,667
$916,356.56
$0
$97,200.00
$98,172.00
$1,333,377
$1,367,969.27

Retail
Commercial
Residential
Live/Work
Parking
Total PGI
Less: Vacancy
Retail
Office
Residential
Parking
Total Vacancy
Effective Gross Income (EGI)
Retail
Office
Residential
Parking
Total EGI
Less Operating Expenses
Retail
Office
Residential
Parking
Reserves
Total Operating Expenses

Net Operating Income (NOI)
Less: Debt Service
Before Tax Cash Flow

$
$375,074.11
$1,001,327.55

- $
$382,575.59
$1,031,367.38

$
$390,227.10
$1,062,308.40

- $
$
$398,031.65
$405,992.28
$1,094,177.65
$1,127,002.98

- $
$
- $
$
- $
$
$414,112.12
$422,394.37 $430,842.25 $439,459.10 $448,248.28
$457,213.25
$1,160,813.07
$1,194,623.16 $1,230,461.85 $1,267,375.71 $1,305,396.98 $1,344,558.89

- $
$
- $
$
$466,357.51
$475,684.66
$485,198.35
$494,902.32
$504,800.37
$1,384,895.66
$1,426,442.53
$1,469,235.80
$1,513,312.88
$1,558,712.26

$111,728.89
$1,913,501.03

$112,846.18
$1,964,099.35

$113,974.64
$2,016,101.83

$115,114.39
$2,069,548.55

$116,265.53
$2,124,480.73

$117,428.19
$2,180,940.82

$0.00
$22,412.41
$0.00
$0.00
$22,412.41

$0.00
$22,860.66
$0.00
$0.00
$22,860.66

$0.00
$46,635.75
$0.00
$0.00
$46,635.75

$0.00
$0.00
$0.00
$0.00
$0.00

$0.00
$0.00
$0.00
$0.00
$0.00

$0.00
$0.00
$0.00
$0.00
$0.00

$0.00
$0.00
$0.00
$0.00
$0.00

$0.00
$0.00
$0.00
$0.00
$316,795.77 $387,758.03 $395,513.19 $425,835.87
$1,194,623.16 $1,230,461.85 $1,267,375.71 $1,305,396.98
$107,369.27 $108,442.96 $109,527.39 $110,622.67
$1,618,788.20 $1,726,662.85 $1,772,416.29 $1,841,855.51

$0.00
$434,352.58
$1,344,558.89
$111,728.89
$1,890,640.37

$0.00
$419,721.76
$1,384,895.66
$112,846.18
$1,917,463.60

$0.00
$475,684.66
$1,426,442.53
$113,974.64
$2,016,101.83

$0.00
$485,198.35
$1,469,235.80
$115,114.39
$2,069,548.55

$0.00
$494,902.32
$1,513,312.88
$116,265.53
$2,124,480.73

$0.00
$504,800.37
$1,558,712.26
$117,428.19
$2,180,940.82

$99,153.72
$1,403,510.50

$100,145.26
$1,440,027.64

$101,146.71
$1,477,548.37

$102,158.18
$1,516,101.15

$103,179.76
$1,555,715.26

$104,211.56
$1,596,420.85

$105,253.67
$1,638,248.93

$106,306.21
$1,681,231.40

$0.00
$34,651.05
$35,586.66
$0.00
$70,237.71

$0.00
$70,688.14
$91,635.66
$0.00
$162,323.80

$0.00
$72,101.90
$94,384.73
$0.00
$166,486.63

$0.00
$18,385.99
$38,886.51
$0.00
$57,272.49

$0.00
$18,753.71
$40,053.10
$5,057.34
$63,864.14

$0.00
$95,643.90
$41,254.70
$5,107.91
$142,006.50

$0.00
$97,556.78
$42,492.34
$5,158.99
$145,208.10

$0.00
$39,803.16
$0.00
$0.00
$39,803.16

$0.00
$20,299.61
$0.00
$0.00
$20,299.61

$0.00
$20,705.61
$0.00
$0.00
$20,705.61

$311,859.45
$889,666.56
$97,200.00
$1,298,726.01

$0.00
$282,752.57
$824,720.90
$98,172.00
$1,205,645.47

$0.00
$288,407.62
$849,462.53
$99,153.72
$1,237,023.87

$0.00
$349,333.73
$933,276.16
$100,145.26

$0.00
$356,320.40
$961,274.45
$96,089.37
$1,413,684.23

$0.00
$286,931.69
$990,112.68
$97,050.27
$1,374,094.64

$0.00
$292,670.33
$1,019,816.06
$98,020.77
$1,410,507.16

$0.00
$358,228.48
$1,094,177.65
$104,211.56
$1,556,617.69

$0.00
$385,692.66
$1,127,002.98
$105,253.67
$1,617,949.32

$0.00
$393,406.52
$1,160,813.07
$106,306.21
$1,660,525.80

$1,382,755.15

$107,369.27 $108,442.96 $109,527.39 $110,622.67
$1,724,386.80 $1,769,747.07 $1,816,362.20 $1,864,267.93

$0.00
$105,598.59
$0.00
$0.00
$105,598.59

$0.00
$43,084.23
$0.00
$0.00
$43,084.23

$0.00
$43,945.91
$0.00
$0.00
$43,945.91

31%

31%

31%

31%

32%

32%

33%

33%

33%

34%

34%

34%

34%

34%

35%

35%

35%

35%

35%

35%

$0.00
$96,676.43
$275,796.63
$0.00
$19,480.89
$391,953.95

$0.00
$98,609.96
$255,663.48
$500.00
$18,084.68
$372,858.12

$0.00
$100,582.16
$263,333.38
$500.00
$18,555.36
$382,970.90

$0.00
$102,593.80
$289,315.61
$500.00
$20,741.33
$413,150.74

$0.00
$104,645.68
$307,607.82
$500.00
$21,205.26
$433,958.76

$0.00
$106,738.59
$316,836.06
$500.00
$20,611.42
$444,686.07

$0.00
$108,873.36
$336,539.30
$500.00
$21,157.61
$467,070.27

$0.00
$111,050.83
$361,078.62
$500.00
$23,349.27
$495,978.72

$0.00
$113,271.85
$371,910.98
$2,500.00
$24,269.24
$511,952.07

$0.00
$115,537.28
$394,676.44
$2,500.00
$24,907.89
$537,621.61

$0.00
$117,848.03
$406,171.87
$2,500.00
$24,281.82
$526,519.90

$0.00
$120,204.99
$418,357.03
$2,500.00
$25,899.94
$541,062.02

$0.00
$122,609.09
$430,907.74
$2,500.00
$26,586.24
$556,016.83

$0.00
$125,061.27
$443,834.97
$2,500.00
$27,627.83
$571,396.24

$0.00
$127,562.50
$470,595.61
$2,500.00
$28,359.61
$600,658.11

$0.00
$130,113.75
$484,713.48
$2,500.00
$28,761.95
$617,327.23

$0.00
$132,716.02
$499,254.88
$2,500.00
$30,241.53
$634,470.90

$0.00
$135,370.34
$514,232.53
$2,500.00
$19,480.89
$652,102.87

$0.00
$138,077.75
$529,659.51
$2,500.00
$31,867.21
$670,237.25

$0.00
$140,839.30
$545,549.29
$2,500.00
$32,714.11
$688,888.59

$906,772.06

$832,787.35

$854,052.97

$969,604.41

$979,725.46

$929,408.58

$943,436.89

$1,060,638.97

$1,105,997.25

$1,122,904.18

$1,092,268.30

$1,185,600.83

$1,216,399.46

$1,270,459.27

$1,289,982.26

$1,300,136.37

$1,381,630.93

$1,417,445.68

$1,454,243.48

$1,492,052.23

$632,776.52
$273,996

$632,776.52
$200,010.83

$632,776.52
$221,276.45

$632,776.52
$336,827.89

$632,776.52
$346,948.94

$632,776.52
$296,632.05

$632,776.52
$310,660.37

$632,776.52
$427,862.45

$632,776.52
$473,220.72

$632,776.52
$490,127.66

$632,776.52
$459,491.78

$632,776.52
$552,824.30

$632,776.52
$583,622.94

$632,776.52
$637,682.75

$632,776.52
$657,205.74

$632,776.52
$667,359.85

$632,776.52
$748,854.40

$632,776.52
$784,669.15

$632,776.52
$821,466.96

$632,776.52
$859,275.70

Debt Coverage Ratio

1.43

1.32

1.35

1.53

1.55

1.47

1.49

1.68

1.75

1.77

1.73

1.87

1.92

2.01

2.04

2.05

2.18

2.24

2.30

Cash on Cash Return
Discount Factor
PV of NOI (per year)
Present Value (total)

7.90%
1.0000
906,772 $

5.77%
0.9346
778,306 $

6.38%
0.8734
745,963 $

9.71%
0.8163
791,486 $

10.00%
0.7629
747,428 $

8.55%
0.7130
662,655 $

8.96%
0.6663
628,652 $

12.33%
0.6227
660,513 $

13.64%
0.5820
643,700 $

14.13%
0.5439
610,785 $

13.25%
0.5083
555,254 $

15.94%
0.4751
563,270 $

16.82%
0.4440
540,096 $

18.38%
0.4150
527,195 $

18.94%
0.3878
500,277 $

19.24%
0.3624
471,229 $

21.59%
0.3387
468,006 $

22.62%
0.3166
448,727 $

23.68%
0.2959
430,258 $

$116,018

$152,607

$190,953

$175,460

$181,082

$186,643

$218,127

$226,340

$231,960

$251,498

$304,319

$311,430

$318,457

$325,389

$332,214

$338,920

$345,494

$351,921

$358,187

$286,301.82

$296,894.98

$307,880.10

$319,271.66

$331,084.71

$343,334.85

$356,038.24

$369,211.65

$382,872.48

$397,038.77

$426,287.95

$432,838.66

$436,245.76

$463,590.32

$475,607.54

$487,954.62

$500,640.91

345,261.32

358,035.99

371,283.32

385,020.81

399,266.58

414,039.44

429,358.90

445,245.18

461,719.25

478,802.86

496,518.57

514,889.76

533,940.68

$

2.36
24.77%
0.2959
441,444

14,195,673
-$3,469,041.89

Depreciation
Taxes

$120,516

27.50 years
$21.81

$256,736.63
Taxes per unit
16 year TIF run (NPV taxes)
50%
17%

/$1000
$266,235.88

$10,269.47
10,649
309,607.63
321,063.12
$3,647,819.13
$1,823,909.57 TIF Run

$

$276,086.61
$11,043.46
332,942

448,818.22

COMPARE WITH SEPARATE ANALYSIS

$2,098,225 check of construction costs

/yr

MONONA - 6501 Bridge Road
Underground Parking

21,111.00 s.f.

Ground Level

14,565.00 s.f.

2nd Floor

14,565.00 s.f.

3rd Floor

16,311.00 s.f.

4th Floor

12,228.00 s.f.

Total Parking

21,111.00 s.f.

Total Occupied

57,669.00 s.f.

Total

78,780.00 s.f.

DIV
DIV 1

DESCRIPTION

Note

General Conditions
Permit

$17,000.00

Connection / Impact Fees

By Developer

Street Permit

By Developer

Design / Engineering Fees

By Developer

Field Superintendent

$258,412.00

Project Management

$155,200.00

Winter Conditions

$38,000.00

Insurance -Builders Risk

By Developer

Insurance -Liability

$3,100.00

Temporary Utilities / Job Trailer / Containers

$53,000.00

Gas & Electric Service

$40,000.00

Equipment Rental (Lifts & Cranes)

$98,000.00

Allowance

Material / Soil Testing

By Developer

Jobsite / Project Sign

$1,500.00

Tool Use & Replacement

$3,500.00

Temporary Site Protection

$25,000.00

Vehicle Costs / Gas / Delivery

$15,500.00

Dumpsters / Salvage / Recycle

$4,800.00

Surveying / Staking

$3,500.00

Continuous Cleaning

$34,000.00

Final Cleaning

$20,000.00

Closeout Documents

$5,000.00

Allowance

cost/s.f. $9.84

DIV 2

DIV TOTAL

Cost

$775,512

Existing Conditions
Selective Demolition - Building Removal

$43,000.00

Saw Cutting / Coring
Hazardous Material Inspection & Report

By Developer

Hazardous Material Abatement

By Developer
cost/s.f. $0.55

DIV 3

$43,000

Concrete
Concrete Foundations

$122,430.00

Parking Precast

$530,097.00

Precast Insulation + Topping

$152,210.00

Concrete Exterior Flatwork

$22,700.00

Concrete - Sign Base - Directional Signs

$5,500.00

Concrete / Steel Bollards

$14,000.00

Concrete - Sealer / Hardener

$18,000.00
Parking cost/s.f. $40.97

$864,937

Cost/Stall $14,659.95

DIV 4

Masonry
Masonry
Stone / Precast Sills
Masonry Lintels
$0

DIV 5

Metals
Structural Steel

$135,210.00

Structural Steel Erecting

$168,000.00

Metal Handrails for Stairs

$35,000.00

Misc. Metals

$55,000.00

Rough Carpentry Material

$121,000.00

Rough Carpentry - Glulams

$655,888.00

Rough Carpentry Labor

$175,000.00

Finish Carpentry Materials

$127,855.00

Finish Carpentry Labor

$178,000.00

cost/s.f. $4.99

DIV 6

Truss Systems (Roof or Floor)
Casework

Included

Glu-Lams

$370,000.00

Solid Surface Tops / Vanities

Included
cost/s.f. $28.23

DIV 7

$393,210

Wood & Plastic

Thermal & Moisture
Building Insulation

$170,000.00

Sound Insulation

$120,000.00

Foundation Insulation

$48,000.00

Slab Insulation

$24,100.00

Roofing System - EPDM

$192,000.00

Roof Copings & Flashings

$84,000.00

Siding / Masonry Flashings

$68,000.00

$1,627,743

DIV 8

Joint Sealants

$35,000.00

Gutters / Downspouts / Scuppers

$40,000.00

Wood Siding Materials & Install

$90,000.00

IMP Siding Panels & Install

$201,100.00

Soffit / Fascia Materials & Labor

$80,000.00

Aluminum Storefront Systems - Incl Doors
Interior Glazings

DIV 9

cost/s.f. $19.98

$1,152,200

cost/s.f. $33.36

$1,924,000

cost/s.f. $14.46

$834,115

Doors and Windows
$1,840,000.00
$84,000.00

Finishes
Gypsum Drywall Systems

$52,115.00

Interior Unit Walls / Doors - Dirtt System
Sound Proofing / Board System

$0.00
$0.00

Steel Stud Materials

$550,000.00

Acoustical Ceilings

$74,000.00

Floor Coverings
Wall Tile
Vinyl Base
Painting

DIV 10

$158,000.00

Specialties
Toilet Accessories

$34,000.00

Signage - Doors

$8,500.00

Fire Extinguishers

$4,000.00

Bike Racks

$15,000.00

Knox Box

$1,600.00

Access Panels

$7,000.00

Allowance

$70,100

DIV 11

Furnishings
Window Treatments

$34,000.00

Allowance

Kitchen Equipment

$330,000.00

Allowance

MRL 5 Stops

$621,000.00

Furnishings

DIV 14

Elevator

$364,000

DIV 21

Fire Suppression
Fire Suppression

$130,000.00

Main Tee & Valve

DIV 22

DIV 23

DIV 26

DIV 27

DIV 31

$9,000.00
cost/s.f. $1.76

$139,000

cost/s.f. $5.95

$469,000

cost/s.f. $13.70

$790,000

cost/s.f. $8.85

$697,000

cost/s.f. $3.05

$176,000

Plumbing
Plumbing

$425,000.00

Roof Drains

$44,000.00

HVAC
HVAC

$780,000.00

Gas Piping

$10,000.00

Electrical

$555,000.00

Electrical
Fire Alarm System - Allowance

$52,000.00

Lighting Allowance

$90,000.00

Parking Lot Lighting

$0.00

Communications
Phone / Data

$78,000.00

Security System

$55,000.00

Access Control

$43,000.00

Earthwork
Earthwork / Excavation/ Disposal
Erosion Control

$729,496.00
$9,000.00
$738,496

DIV 32

Exterior Improvements
Asphalt

$18,400.00

Parking Lot Striping / Markings / Signage

$7,500.00

Curb & Gutter

$250,490.00

Landscaping

$108,577.00

Irrigation System
Terrace Pavers

$232,221.00

Fencing / Gates / Dumpster Enclosure

In Building
$617,188

DIV 33

Utilities
Sanitary Sewer Lateral

$4,500.00

Water Lateral

$6,500.00

Storm Water Management

$35,000.00
$46,000.00

Construction Cost

$12,342,501.00

Bridge Road Mixed Use- Market Rate Apartments
ABOVE LINE DEVELOPMENT COSTS
Architectural Design and Engineering
Construction Administration
Civil Engineering
Seller incentive
Lease Buyouts
Surveying/Condo Plat
Soils Testing
Phase I Report
Asbestos Inspection and Testing
Environmental - Material Management
Environmental Contingency
Printing
Land Use Permits & Fees
City Parks/Impact Fees
Interim Property Taxes
Checking Acct Setup Fee
Entity Formation & IRS Filings
Utilities
Accounting
Leasing Commissions
Insurance
Legal Fees
Marketing Fees
Above Line Contingency
Below Line Contingency
Development Fee
Land and Site Costs

$740,550.06
$740,550.06
$5,000.00
$0.00
$0.00
$12,500.00
$7,500.00
$7,800.00
$6,000.00
$1,500.00
$2,000.00
$2,000.00
$4,000.00
$46,800.00
$8,000.00
$10.00
$780.00
$4,000.00
$5,000.00
$58,573.53
$8,000.00
$20,000.00
$6,000.00
$123,425.01
$617,125.05
$1,234,250.10
$1,350,000.00

6%
6%

Phase One available

$1,200.00 /unit

1%
5%
10%

$5,011,363.81
Financing/Closing:
Loan Origination Fee
Appraisal/Market Study
Appraisal Review

$25,000.00 0.10%
$1,500.00
$770.00

Property Tax Tracking

$62.00

Flood Certification

$15.00

UCC Filing

$15.00

Settlement Fee (Title Company)

$400.00

Lender's Title Insurance Policy (Title Company)

$400.00

Owner's Title Insurance Policy

$3,756.00

Recording Fees

$90.00

Lender Letter of Credit Fees

$0.00

Lender Legal Fees
Credit Report
Interest Reserve
Bank Inspections

$0.00
$44.85
$180,000.00
$3,500.00

$215,552.85

$5,226,916.66

Attachment B: Applicant Submittals

CITY OF MONONA COMMUNITY DEVELOPMENT AUTHORITY
TIF DEVELOPMENT PROPOSAL APPLICATION
5211 Schluter Road Monona WI, 53716

(608) 222-2525

Per the general provisions of the City of Monona an application detailing the type, character, and financial
characteristics of a development are required for the Community Development Authority to consider any request for
Tax Incremental Financing (TIF) assistance. Applications for TIF assistance must be submitted with 10 copies of the items
listed below for staff review and agenda placement no fewer than 4 weeks before the next regularly-scheduled meeting
of the CDA at which the applicant wishes to appear for project consideration. The review process will not begin until an
application is determined to be complete by the Economic Development Director. In addition to the requirements of
this application, please be prepared to attend all meetings and hearings related to your request. Applicants will be
notified of the date of any necessary meetings and public hearings for this proposed TIF request. If you have any
questions about the requirements, please contact the City Planner and Assistant Economic Development Director, at
(608) 222-2525 or dplowman@ci.monona.wi.us.

APPLICANT/DEVELOPER INFORMATION:
Name: Christopher Gosch

Company/Firm:

Phone Number: 608.333.1926

Email: populance.llc@gmail.com

Mailing
Address:

Southpaw, llc

230 S Hamilton St., Madison, WI 53703

OWNER INFORMATION (if different than the applicant):
Name: Nick Semovski

Company/Firm: SEMOVSKI & ZYTEJA LLC

Phone Number:

Email:

Mailing
Address:

6102 FREDICKSBURG LN

MADISON WI 53718

ADDITIONAL OWNER INFORMATION (if applicable):
Name:

Company/Firm:

Phone Number:

Email:

Mailing
Address:

ARCHITECT:
Name: Christopher Gosch
Phone Number:
Mailing
Address:

608.333.1926

230 S Hamilton St., Madison, WI 53703

Company/Firm: Populance, llc
Email:

populance.llc@gmail.com

Attachment B: Applicant Submittals
GENERAL CONTRACTOR:
Name: TBD

Company/Firm:

Phone Number:

Email:

Mailing
Address:

LEGAL COUNSEL:
Name: Nathan Wautier

Company/Firm: Reinhart

Phone Number:

Email:

Mailing
Address:

LENDER:
Name:

TBD

Company/Firm:

Phone Number:

Email:

Mailing
Address:

PROPERTY INFORMATION:
Property Address:

6501 Bridge Road

Property Size (Acres):

Parcel Number: 0710-292-2234-7

Existing Land Use: COMMERCIAL

Existing Zoning: CDD

Future Land Use of Property as Identified in Future Land Use Map: COMMERCIAL
Proposed Future Land Use by Applicant: COMMERCIAL
CONSTRUCTION SCHEDULE:
Date Prepared to Close:
Date Prepared to Initiate
Construction:
Date of Completion:
(issuance of occupancy permit)

TAXABLE VALUE:
Total Taxable Value Upon
Completion(land & improvements)

Phase 1

Phase 2

Phase 3

Phase 2

Phase 3

09.01.21

09.01.21
09.01.22

Phase 1
$18,283,109

The developer will be required to personally guarantee the completion dates and taxable values set forth above.

Attachment B: Applicant Submittals
Monetary Assistance Requested
☐
Total Monetary Assistance Requested: $ 2,459,000
☐
Applicant shall specifically itemize the monetary assistance requested and provide detailed justification
☐

for each amount requested.
Disbursement Schedule Requested. Disbursement will be upon issuance of occupancy permit unless
specific justification is provided for another schedule.

Public Infrastructure & Services
☐
Applicant shall specifically describe the impact the proposed project will have on public infrastructure
and services (e.g. traffic, sewer, water, stormwater, public safety). Itemize all public infrastructure
required to meet the needs of the project. Provide detailed justification for each.

Conveyance of City Property
☐
If conveyance of city owned property is contemplated, state the purchase price and terms under which
you propose to purchase the property.

Need for TIF Assistance
☐
Please describe the circumstances which require the need for TIF assistance. The need for TIF should be
supported by the financial analysis provided in the attached spreadsheet.

Description of Proposed Improvements
☐
Provide a detailed list of the improvements intended to be constructed and provide the following
information for each building planned to be constructed:
1.
Total square footage.
2.
Number of stories.
3.
Proposed use and intended tenants.
4.
Total assessable value.
5.
If the proposed use includes residential tenancy complete the Description of Proposed
Building Specifications.

Description of Proposed Building Specifications
☐
Please describe in detail the following information for each building planned to be
constructed, as applicable:
1.
Describe intended structural components.
2.
Describe intended building envelope components.
3.
Describe acoustical isolation expectations and systems.
4.
Describe intended finish materials.
5.
Describe intended mechanical systems.
6.
Describe intended amenities.
7.
Describe any “green,” “sustainable,” or renewable energy features of the project.

APPLICATION CHECKLIST
☐

Completed Application Form (this page)

☐

Completed Monetary Assistance Spreadsheet

☐

Completed TIF Development Proposal

05.20.21
Applicant Signature: __________________________________________ Date:________________________
Owner Signature: ____________________________________________ Date: _______________________

Attachment B: Applicant Submittals
Below Space for Office Use
Date Filed:

Appear before CDA on:

Recommendation of CDA:
Resolution #:

Resolution Adoption Date:

Date of Public Hearing at Common Council:
Public Hearing Notice Published On:
Action of Common Council:
Ordinance #:
Ordinance Publication Date:

Ordinance Adoption Date:

Updated: 12/3/2020
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6501 Bridge Road

TIF ANALYSIS- Request in TID #9
05.20.2021

SUMMARY:
The applicant is requesting TIF assistance in order to demolish an existing 1 story commercial
(restaurant) building and construct a 3-4 story, 80,000 gross square-foot building with ground floor
commercial and Live-Work space, approx. 50 units of residential, and 21,000 s.f. of structured
parking.

+ Parcel is located in TID#9 and Designated Redevelopment Area #8.
+ Parcel is also designated as blighted per the TID #9 Project Plan.
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Summary
6501 Bridge Road
Tif Assistance Request; TID #9
Populance, llc

Project Address:
Application Type:
Prepared By:
Applicant:

Populance, llc
230 S. Hamilton, Madison WI 53703
Current Property Owner:

SEMOVSKI & ZYTEJA LLC
6102 FREDICKSBURG LN
MADISON WI 53718
Requested Actions:

-Approval of a TIF request in TID #9
Proposal Summary:

The applicant wishes to demolish an existing 1 story commercial (restaurant) building and
construct a 4 story, 80,000 gross square-foot building with ground floor commercial
and/or Live-work space, approx. 50 units of residential, and 30,000 s.f. of structured parking.
The applicant proposes to commence construction in Fall of 2021, with completion
anticipated by the Fall of 2022.
ProJECT SCHEDULE:

Fall 2021-Fall of 2022
Project Site/Zoning

-Site is approx. 1 Acre
-Current Zoning: Community Design District (CDD)
-Existing Restaurant to be Demolished
-Existing Curb Cuts/Site access to remain
-Site Located in Designated Redevelopment Area #8
-COMP PLAN: Current Land Use: Commercial
-COMP PLAN: Proposed Future Land Use: Commercial
-Proposed Project must comply with Section 480 Attachments 2 and 3
Proposed Uses and Components

-Mixed Use + Parking
-Retail/Office on 1st Floor with Live/Work options
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Consistency with TID 9 Project Plan
adopted September 9, 2015
+ Parcel within TID #9 boundaries per Map #2
+ Parcel identified as a “blighted area” per Map 3 (Property #19)
Eligibility:

Section 4: Any cost directly or indirectly related to achieving the objectives of blight
elimination or redevelopment is considered a "project cost," consistent with Wis. Stat. §
66.1105(2)(f), and eligible to be paid from tax increment revenues of this District
including, but not limited to, those listed below and summarized on Table 3
+ Proposed Project and Request Complies with Intent and Goals of Project Plan
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1. Designated Projects
Eligible District projects and expenses highlighted below

A. Environmental Remediation
B. Demolition/Abatement & Site Preparation
C. Waterway Improvements
D. Public Plaza and River Promenade:
E. Bike Path and Multimodal Hub:
F. Riverwalk Improvements:

G. Parking Garage: The redevelopment Master Plan relies on extensive use of structured
parking in order to support the high levels of densities and intensities of
development. The Concept Plan (Map 1) shows a central parking structure that
may be developed, owned and operated by the City, but expenditures on
parking facilities may occur anywhere in the District.
H. Public Maintenance Equipment
I. New Street and Streetscape
K. Bridge Road Street and Streetscape
L. Bridge Road Utility Improvements and Undergrounding
M. Metropolitan Lane Street and Streetscape

N. Broadway and Bridge Intersection: As redevelopment in the District takes place, there
may be a need to reconstruct the Broadway Ave./Bridge Rd. intersection to
operate more efficiently and safely, including the potential to convert it to a
roundabout. Given that the intersection serves the larger area, only a portion of
these costs are expected to be funded by the District.
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O. South Side Street and Streetscape: Depending on the configuration of redevelopment
projects in the District south of Broadway, the existing street layout and related
streetscape may require significant changes and upgrades.
P. South Side Utility Relocations: As with the street layout in the area south of Broadway,
the utilities (water, sewer, stormwater, electric, etc.) also may need to be
relocated, upgraded and/or buried.
Q. Real Estate Acquisition and Relocation: Accordingly, land acquisition expenditures
may occur anywhere in the District. Any relocations necessitated by these
acquisitions would be handled consistent with Wis. Stat. Chapter 32.
R. Discretionary payments may be provided to development anywhere within the District.
The amount and form of TIF participation for a particular project, if any, will be
determined on a project-by-project basis as described in a project development
agreement depending upon a project’s specific needs, funding availability, and
the project’s consistency with the goals and objectives stated in this Plan, the
Redevelopment District #9 Project Plan, and other plans and policies of the City.
OTHER: Administrative and Professional Services:
This category includes, but is not limited to, those costs incurred for architectural,
planning, engineering, financial, marketing and market analysis, and legal advice
and services necessary to implement this Plan including developer recruitment
and negotiations, capital improvement and infrastructure design, site design,
public space design, and similar services. It also includes the ongoing
administration of the District including the completion of required annual reports,
forms and audits, and similar efforts.
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Total Monetary Assistance Requested:

C

E

$2,459,000.00

Applicant shall specifically itemize the monetary assistance requested and provide detailed
justification for each amount requested.

+ All Costs and potential assignable costs are itemized in the attached spreadsheets.
All assignable costs are consistent with the approved TID # 9 Project Plan
Disbursement Schedule Requested. Disbursement will be upon issuance of occupancy permit
unless specific justification is provided for another schedule.

+ 1/10 of the face amount of the bond will be disbursed annually after Occupancy

Applicant shall specifically describe the impact the proposed project will have on public
infrastructure and services (e.g. traffic, sewer, water, stormwater, public safety). Itemize all public
infrastructure required to meet the needs of the project. Provide detailed justification for each.

+ Project site has been identified as a blighted parcel and is need of improvements for
both infrastructure and use.
With the addition of OneCity School an a nearby parcel, this project has the opportunity
to provide an invaluable asset to the area by improving access, pedestrian and bike
pathways and traffic calming measures.
In addition, sidewalks are proposed for the perimeter of the site which will connect to
existing sidewalks. Site currently does not have sidewalks.
We are implementing a comprehensive transportation mobility sharing program for the
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project that will reduce the number of cars on the site and provide much needed
mobility options for residents.
Project also has an opportunity to update City utilities and streetscape to current
standards as identified in the TID #9 project plan.
If conveyance of city owned property is contemplated, state the purchase price and terms under
which you propose to purchase the property.
+ N/A
Please describe the circumstances which require the need for TIF assistance. The need for TIF
should be supported by the financial analysis provided in the attached spreadsheet.

+ Site is located in an area that has been designated as blighted. In order to execute
city and project goals, assistance is requested for the following items that are consistent
with the Project Pan approved for TID #9:
Parking: Underground parking is proposed in order to maintain and pedestrian
and bike focused site.
Utilities: Relocation and new utilities
Public Streetscape: Road, sidewalk and Public Terrace improvements
Without this assistance, these improvements would not be possible based on the
dynamics and financial performance of potential projects on the site.
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Provide a detailed list of the improvements intended to be constructed and provide the following
information for each building planned to be constructed:

1. Total square footage Approximately 80,000 s.f.
2. Number of stories. 3-4
3. Proposed use and intended tenants.
Mixed use with ground floor commercial, retail, and Live/Work uses
4. Total assessable value. $18,283,109

Please describe in detail the following information for each building planned to be constructed, as
applicable:
Describe intended structural components.

+ Project will consist of a concrete precast parking structure podium with a light gauge
steel frame and heavy timber floor system above for the commercial and residential
components
2. Describe intended building envelope components.

+ Building envelope will consist of continuous insulated metal panels, hardwood accents,
and double pane low-e storefront glass systems. Exterior walls will receive 5” of closed
cell spray foam insulation.
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3. Describe acoustical isolation expectations and systems.

+ Vertical Separations will consist of double width demising walls with sound insulation.
Horizontal Separations will consist of Sound insulation and cementitious topping.
4. Describe intended finish materials.

+ All finishes are intended to provide clean designs with durable finishes
5. Describe intended mechanical systems.

+ Closed loop vertical Geothermal system for the project
6. Describe intended amenities.

+ Community room
+ Mobility program utilizing community cars, bikes, and point to point ride programs
7. Describe any “green,” “sustainable,” or renewable energy features of the project.

+ Geothermal Mechanical system
+ Building envelope performance
+ Project siting to take advantage of solar gain
+ Reviewing rooftop Solar installations
+ Mobility program to reduce cars and traffic and increase safety on Streets
+ Emphasis on pedestrian and bicycle access and safety
Project is addressing overall living costs through rent, transportation and utilities
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6501 BRIDGE ROAD
CITY OF MONONA
DEVELOPMENT Summary

05.20.21

Summary:
Type: TBD
Analysis

Value creation

Future Increment to Project

66%

Available to project

75%

City Surplus Increment
Job Creation

20%
Construction: 90-120 positions for 14 months
25-40 new full time positions
52 Living Units

Bond Interest Rate: 4.50%
Discount Rate: 5.50%
Escalator: 0.0361%
TID Duration:

22

years

Absorption Period:

10

years

Projected Payback

1/1/33

TID Closure

31-Dec-2042

Parcels (see attached exhibit):
Parcel A: Existing Commercial Property
Total Commercial Parcels:

1

Special Assessments
Special Assessment for Parcel A
Amount: $0.00

Status:

Amount: $0.00

Status:

Outstanding Fees
Phasing:
All improvements to be completed in one phase
TID Eligible Expenses
Per Tid #9 Project Plan

1 Land Acquisition
2 Demolition
3 Geotechnical Studies and Remediation
4 Geothermal energy
5 Public Site Improvements/Parking
6 Professional Fees
7 Debt Service

Total TID Bond Request:

$2,459,000.00
Total Project Cost:

$18,535,187.58
TIF Percentage Request 13.27%

of project cost

Attachment B: Applicant Submittals

6501 Bridge Road
Project Cost Summary
#1: Land
Acquisition
Q
#2: Demolition

Parcel Number - 258/0710-292-2234-7

TOTAL

Assignable

Parcel Sale with Improvements
6501 Bridge Road

SOUTH TOWNE PLAT LOT 14

$699,800.00

B

$1,450,000.00

$72,500.00

$48,000.00

$24,000.00

#3: Geotechnical Studies and Remediation
T

Phase I and II

$24,000.00

$24,000.00

T

Soil Borings

$58,000.00

$49,431.36

A

Building Remediation

$32,000.00

$32,000.00

$114,000.00

$105,431.36

$780,000.00

$195,000.00

#4: Geothermal Energy
R

Building Wide Vertical Closed Loop System

#5: Public Site Improvements/Parking
Ref.

Description

Unit of Measure

Estimated Quantity

Unit Price

Item Total

SITE

O

Street and Site work

LF

677

$370.00

$ 250,490.00

$250,490.00

P

Sanitary Sewer

LF

220

$120.00

$ 26,400.00

$26,400.00

P

Water Main- 12"

LF

82

$155.00

$ 12,710.00

$12,710.00

P

Storm Sewer

LF

210

$92.50

$ 19,425.00

$19,425.00

B

Strip Topsoil

CY

940

$4.00

$ 3,760.00

$3,760.00

B

Erosion Control

LS

1

$35,000.00

$ 15,000.00

$15,000.00

O

Street Lighting- TBD

Allowance

$ 74,000.00
$ 401,785.00

$327,785.00

$364,748.00

PARKING

G

Excavation

CY

10888

$67.00

$ 729,496.00

G

Footings and Foundation Walls

L.F.

583

$210.00

$ 122,430.00

$61,215.00

G

Precast Structure

S.F.

21111

$25.11

$ 530,097.21

$265,048.61

$ 1,382,023.21

$691,011.61

PUBLIC TERRACE

G

Insulation + Topping

S.F.

21111

$7.21

$ 152,210.31

$60,884.12

O

Pavers

S.F.

21111

$11.00

$ 232,221.00

$92,888.40

O

Landscaping Planters

LS

$74,112.00

$ 74,112.00

$29,644.80

O

Landscaping

LS

$34,445.00

$ 34,445.00

$13,778.00

$ 492,988.31

$197,195.32

Subtotal- #5

$ 2,276,796.52

Contingency 4%

$ 91,071.86

Engineering 5%

$ 113,839.83

$36,428.74
$22,767.97

Total- #5

$ 2,481,708.21

$1,275,188.64

Total

Per Project Designation
A
B
G
O
P
Q
R
T
Contingency
Engineering

$32,000.00
$42,760.00
$751,895.73
$386,801.20
$58,535.00
$72,500.00
$195,000.00
$73,431.36
$36,428.74
$22,767.97
$1,672,120.00

$1,672,120.00
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6501 Bridge Road

Parcel Number - 258/0710-292-2234-7

Project Analysis
Project No.

Project Name
1

Land Acquisition

2

Demolition
Geotechnical Studies and Remediation
Geothermal energy
Public Site Improvements/Parking

3
4
5

Construction Cost, Contigency and
Professional Services

TID Assignable

$1,450,000.00

Professional Fees
Debt Service

6
7

A

6501 Bridge Road

CDD

#
1

1

5.00%

$24,000.00

50.00%

$114,000.00

$105,431.36

92.48%

$780,000.00

$195,000.00

25.00%

$2,481,708.21

$1,275,188.64

51.38%

$4,873,708.21

$1,672,120.00

34.31%

$4,873,708.21

$1,672,120.00

Estimated costs

Estimated assignable costs

Included in analysis

Value
$18,535,188

$72,500.00

$48,000.00

Included in #5
Total

Parcel

Note: All work in One Phase

Assessment Ratio

Mill rate

Total Annual Increment

Value/Acre

98.64%

$19.518190

$356,853.20

$18,535,187.58 $356,853.20
$14,510.56
Total Increment
80%-5% Adminstration Fee to City
Available

Current taxes
Total Value

1

$18,283,109

$342,342.64
$256,756.98

75.0%

Total Increment $6,583,041.67
Total Available Increment $4,937,281.26
Annual available increment $256,756.98

75.0%

Amount Requested $2,459,000.00
Ordinary income tax $786,880.00
Total Available Increment for Project Costs $1,672,120.00

32.0%

Annual Debt Service on Bond
Annual Admin Fees
Total Annual Bond Expenditures
Available Generated Increment

$2,459,000.00
10.00
Annual Reserves
Annual Project Reserve
Total Annual Increment Reserve

$186,682.18
$33,442.40
$220,124.58
$256,756.98

Total Bond Obligation
Years/Payback
$71,370.64
$36,632.40
$108,003.04

4.50%
2%

Increment/Acre

22

years

22

years

Annually

See Absorption table
20.00%
14.27%
from available increment
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6501 Bridge Road, Monona, WI

Parcel Number - 258/0710-292-2234-7

Property Tax and Absorption Schedule

05.20.2021

Payback
CLOSURE

DURATION

1-Jan-2023

1-Jan-2024

1-Jan-2025

1-Jan-2026

1-Jan-2027

1-Jan-2028

1-Jan-2029

1-Jan-2030

1-Jan-2031

1-Jan-2032

1-Jan-2033

1-Jan-2034

1-Jan-2035

1-Jan-2036

1-Jan-2037

1-Jan-2038

1-Jan-2039

1-Jan-2040

1-Jan-2041

1-Jan-2042

6501 Bridge Road

$55,000.00

$342,466.22

$342,589.85

$342,713.53

$342,837.25

$342,961.01

$343,084.77

$343,208.63

$343,332.53

$343,456.47

$343,580.46

$343,704.49

$343,828.57

$343,952.69

$344,076.86

$344,201.07

$344,325.32

$344,449.63

$344,573.97

$344,698.36

Totals

$55,000.00

$342,466.22

$342,589.85

$342,713.53

$342,837.25

$342,961.01

$343,084.77

$343,208.63

$343,332.53

$343,456.47

$343,580.46

$343,704.49

$343,828.57

$343,952.69

$344,076.86

$344,201.07

$344,325.32

$344,449.63

$344,573.97

$344,698.36

$6,583,041.67

Total

City Reserve (20%)

$11,000.00

$68,493.24

$68,517.97

$68,542.71

$68,567.45

$68,592.20

$68,616.95

$68,641.73

$68,666.51

$68,691.29

$68,716.09

$68,740.90

$68,765.71

$68,790.54

$68,815.37

$68,840.21

$68,865.06

$68,889.93

$68,914.79

$68,939.67

$1,316,608.33

Reserve

$2,750.00

$17,123.31

$17,129.49

$17,135.68

$17,141.86

$17,148.05

$17,154.24

$17,160.43

$17,166.63

$17,172.82

$17,179.02

$17,185.22

$17,191.43

$17,197.63

$17,203.84

$17,210.05

$17,216.27

$17,222.48

$17,228.70

$17,234.92

$329,152.08

$41,250.00

$256,849.67

$256,942.39

$257,035.15

$257,127.93

$257,220.76

$257,313.58

$257,406.47

$257,499.40

$257,592.35

$257,685.34

$257,778.37

$257,871.43

$257,964.52

$258,057.64

$258,150.80

$258,243.99

$258,337.22

$258,430.48

$258,523.77

Admin Fee(5%)
Remaining
Ordinary Income Tax
Available for Project Costs

32%

Discount Rate

20

20.00%

City Admin

5.00%

$5,092,204.29

Available Increment

77.35%

$13,200.00

$82,191.89

$82,221.56

$82,251.25

$82,280.94

$82,310.64

$82,340.35

$82,370.07

$82,399.81

$82,429.55

$82,459.31

$82,489.08

$82,518.86

$82,548.65

$82,578.45

$82,608.26

$82,638.08

$82,667.91

$82,697.75

$82,727.61

$1,579,930.00

Ordinary Income Tax Obligation

$41,250.00

$174,657.77

$174,720.82

$174,783.90

$174,847.00

$174,910.12

$174,973.24

$175,036.40

$175,099.59

$175,162.80

$175,226.03

$175,289.29

$175,352.57

$175,415.87

$175,479.20

$175,542.54

$175,605.92

$175,669.31

$175,732.73

$175,796.17

$3,370,551.25

Available after Deduction for Ordinary Income Tax

$0.00

$245,900.00

$245,900.00

$245,900.00

$245,900.00

$245,900.00

$245,900.00

$245,900.00

$245,900.00

$245,900.00

$245,900.00

$4,937,281.26

75%

$697,046.14

Disbursement

Escalator

$6,583,041.67

$2,459,000.00 Total Disbursed
Reserves

0.0361%

Annually

$174,261.54

5.78%

Annually

$1,790,667.66

Available for Project Costs

$2,613,923.04

Payback

NPV

$3,737,193.40

75%

$2,802,895.05

TIF Bond

$2,459,000.00

65.80% of NPV

Admin Fees

Attachment B: Applicant Submittals
SPECIAL DETAILED REQUIREMENTS BASED ON USE AND OCCUPANCY

locations at or above grade level. Tank storage
rooms must be separated from process and other
storage areas by fire barriers and horizontal assemblies that are a minimum of 2-hour fire-resistance
rated. If possible, these rooms should be able to be
accessed on at least one side from the outside. Cutoff rooms with access from two or even three sides
are considered ideal.
[F] 418.5 Nitrocellulose storage. Nitrocellulose storage shall
be located on a detached pad or in a separate structure or a
room enclosed with not less than 2-hour fire barriers constructed in accordance with Section 707 or horizontal assemblies constructed in accordance with Section 711, or both.
Once ignited, nitrocellulose will continue to burn even
in the absence of oxygen. Extra precautions must be
used to prevent ignition and fire spread. Therefore,
nitrocellulose storage should be in either a separate
detached structure, on a detached exterior pad or
fully enclosed by a construction of minimum 2-hour
fire-resistance rating complying with fire barrier and
horizontal assembly requirements.
[F] 418.6 Finished products. Storage rooms for finished
products that are flammable or combustible liquids shall be
separated from the processing area by not less than 2-hour
fire barriers constructed in accordance with Section 707 or
horizontal assemblies constructed in accordance with Section
711, or both.
Finished products, which are also classified as flammable or combustible liquids, must also comply with
the applicable provisions of Chapter 57 of the IFC
and NFPA 30. As a minimum, a 2-hour fire-resistance-rated construction consisting of horizontal
assemblies and fire barriers with approved opening
protectives is required between the processing area
and the storage area to eliminate mutual involvement
in a single fire scenario. A higher degree of fire separation may be required depending on the building’s
occupancy classification.
SECTION 419
LIVE/WORK UNITS
419.1 General. A live/work unit shall comply with Sections
419.1 through 419.9.
Exception: Dwelling or sleeping units that include an
office that is less than 10 percent of the area of the dwelling unit are permitted to be classified as dwelling units
with accessory occupancies in accordance with Section
508.2.
These provisions allow a live/work unit that includes
both living and working environments to be considered a single Group R-2 dwelling unit for application
of the code. Several limitations and specific requirements are applied to both the living and work portions
of the unit. Prior to the adoption of these provisions,
the code and the IRC did not allow residential live/
work units in a form that is typically desirable for community development. This concept has become
2015 INTERNATIONAL BUILDING CODE® COMMENTARY

increasingly popular, allowing design and construction of a public business with employees working
within a residence, allowing the public to enter the
work area of the unit to acquire service. Examples of
live/work commercial functions are artists’ studios,
beauty parlors, nail salons and chiropractors’ offices.
It is important to note that live/work is specifically not
to apply to an in-home office. The exception to Section 419.1 is intended to address these small home
offices which involve less than 10 percent of the
dwelling’s floor area.
These concepts reflect an era of planning which
created a community where residents could walk to
all needed services such as the typical corner commercial store. Examples of this form of planning can
be found in many older cities, as well as many
“planned communities.” Live/work units began to reemerge in the 1990s through a development style
known as “Traditional Neighborhood Design” (TND).
More recently, adaptive reuse in many older urban
structures in city centers incorporated the same live/
work tools to provide a variety of business offerings
combined with residential unit types.
Historically, building codes did not have to deal
with many live/work issues because zoning codes
generally precluded a mixing of uses within a neighborhood, much less within a building. However,
recent planning trends have been adopted in many
jurisdictions, encouraging mixing of commercial and
residential uses, not just in neighborhoods, but also in
buildings, and even within unit types, such as the live/
work unit commonly found in TND projects.
The provisions for live/work units apply to the code
criteria based on the Group R-2 provisions for construction. The occupant loads will be determined by
the “function” of each space in accordance with Table
1004.1.2.
Section 419 allows mixed use within the dwelling
unit or sleeping unit without classification as a mixedoccupancy condition as long as the unit meets the
limits within this section. It is then to be classified as a
Group R-2 occupancy. Special features that are common within a dwelling unit and are likely within the
live/work unit are addressed in order to clearly delineate the means for designing a live/work unit.
419.1.1 Limitations. The following shall apply to all live/
work areas:
1. The live/work unit is permitted to be not greater than
3,000 square feet (279 m2) in area;
2. The nonresidential area is permitted to be not more than
50 percent of the area of each live/work unit;
3. The nonresidential area function shall be limited to the
first or main floor only of the live/work unit; and
4. Not more than five nonresidential workers or employees are allowed to occupy the nonresidential area at any
one time.
These provisions were meant to apply strictly to small
businesses associated with dwelling and sleeping
4-131
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units. In fact, the intent is that the main occupancy of
the building is residential, with some business activity
within the building. The code limits the nonresidential
aspect to a maximum of 50 percent of the area of
each unit. In addition, the total area of the live/work
unit is limited to 3,000 square feet (279 m2). Therefore, the total area of the work unit would be a maximum of 1,500 square feet (139 m2). Since a
nonresidential use is being located in a dwelling unit
or sleeping unit, the nonresidential area is limited to
the first or main floor. Therefore, those coming to the
place of business do not need to enter the residential
portion of the building. Finally, in keeping with the
intent that these are small occupancies and that such
occupancies could not create unnecessary life safety
concerns, the number of nonresidential workers
(employees) is limited to five. This limit of five is not
the limit on the number of occupants that can be
located within the work area, but simply the number
of workers from outside the household that can be
there on a regular basis. The 1,500 square-foot (139
m2) limit on area would limit the number of occupants
based upon the occupant load factors.
419.2 Occupancies. Live/work units shall be classified as a
Group R-2 occupancy. Separation requirements found in Sections 420 and 508 shall not apply within the live/work unit
where the live/work unit is in compliance with Section 419.
Nonresidential uses that would otherwise be classified as
either a Group H or S occupancy shall not be permitted in a
live/work unit.
Exception: Storage shall be permitted in the live/work
unit provided the aggregate area of storage in the nonresidential portion of the live/work unit shall be limited to 10
percent of the space dedicated to nonresidential activities.
The entire live/work unit is to be classified as Group
R-2 regardless of the types of business being conducted. This exempts such units from the requirements for separation in Sections 420 and 508 within
the unit, but would still require the separation
between each live/work unit.
The provisions that prohibit uses that would otherwise be classified as either Group H or S occupancies intend to avoid the accumulation of excessive
and dangerous fire loads in residential related occupancies. This section would not prohibit the occupancy from containing the maximum allowable
quantities of hazardous materials per control area
within a building. Control areas are regulated in Section 414 (see the commentary for that section).
Storage is a potential fire load in any business. To
ensure that it does not become a large fire hazard, it
is limited to 10 percent of the nonresidential portion of
the live/work unit. That would be a maximum of 150
square feet (14 m2); about the size of a large closet.

4-132

419.3 Means of egress. Except as modified by this section,
the means of egress components for a live/work unit shall be
designed in accordance with Chapter 10 for the function
served.
This section requires compliance with Chapter 10 for
means of egress unless the general requirements are
modified by the following two subsections. The
means of egress for the nonresidential portion of the
live/work unit is regulated based upon the specific
function of the space rather than the egress requirements for a Group R-2 occupancy. In many
instances, this will require an occupancy classification determination for the nonresidential portion for
means of egress purposes without assigning such a
classification to the function itself. For example, if the
nonresidential portion of the live/work unit is a retail
sales use, that portion of the unit would be regulated
as a Group M occupancy for the means of egress
provisions in Chapter 10.
419.3.1 Egress capacity. The egress capacity for each element of the live/work unit shall be based on the occupant load
for the function served in accordance with Table 1004.1.2.
The egress capacity must be based upon the actual
use of the space. Therefore if you had a mercantile
type use in the live/work unit, the egress capacity
must be based on 60 square feet (5.6 m2) per person
of the gross area of the mercantile space. If a 3,000square-foot (279 m2) unit is equally divided for mercantile and residential use, in such a case the calculated occupant load would be determined by dividing
the area by the square feet per person: 1,500 square
feet (139 m2)/60 square feet (5.6 m2) per person = 25
occupants. In addition, the capacity for residential
use is 200 square feet (18.6 m2) per person (gross
area), which would be 1,500 square feet (139 m2)/200
square feet (18.6 m2) per person = 8 occupants.
419.3.2 Spiral stairways. Spiral stairways that conform to
the requirements of Section 1011.10 shall be permitted.
Spiral staircases are allowed in dwelling units and
this section simply emphasizes this allowance with a
specific reference to the design criteria in Section
1011.10. There is no limit on the use of spiral stairways regardless of the floor area of the nonresidential
uses in the live/work unit.
419.4 Vertical openings. Floor openings between floor levels of a live/work unit are permitted without enclosure.
Within a multistory unit, openings through one or
more floors created by stairways and other vertical
elements need not be enclosed. This is consistent
with the allowance for unconcealed vertical openings
within individual residential dwelling units and sleeping units (see Sections 712.1.2 and 1009.3, Exception 2).
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[F] 419.5 Fire protection. The live/work unit shall be provided with a monitored fire alarm system where required by
Section 907.2.9 and an automatic sprinkler system in accordance with Section 903.2.8.
Since the unit is considered as Group R-2, the entire
building would be required to be sprinklered in accordance with Section 903.3.1.1 (NFPA 13) or 903.3.1.2
(NFPA 13R).
This section requires the installation of a fire alarm
system as required for a Group R-2 occupancy. Section 907.2.9 would only require a fire alarm system in
certain cases. The requirements for a manual fire
alarm are based on the location of the Group R-2
dwelling unit (three or more stories above the lowest
level of exit discharge or one story below the highest
level of exit discharge) and the number of units (more
than 16). If a building has a sprinkler system and
would require a manual system, the manual aspect is
no longer required. Instead, the sprinkler system is
required to be tied to the notification appliances and
activate the system upon water flow.
419.6 Structural. Floors within a live/work unit shall be
designed for the live loads in Table 1607.1, based on the
function within the space.
Since live/work units may have structural loads not
normally anticipated by Group R-2 occupancies, the
code specifically requires structural design of floor
live loads to be addressed in accordance with Table
1607.1, based on what is actually occurring in the
space. For instance, if the nonresidential activity is a
business, there may be equipment such as computers, files or a large copy machine that requires loading based on office loads of 100 psf (4788 Pa).
419.7 Accessibility. Accessibility shall be designed in accordance with Chapter 11 for the function served.
Accessibility to and within the live/work unit must be
designed and constructed in compliance with Chapter
11. The business/work area on the first floor must be
fully accessible. In accordance with Section
1107.6.2.1, the dwelling unit portion must be evaluated separately. If the structure has four or more
units, or the site has more than 20 units, Type A unit
or Type B unit requirements may be applicable. The
exceptions under Section 1107.7 are applicable. The
most common application will typically be the multistory dwelling unit (see Section 1107.7.2).
Section 1107.3 requires that rooms and spaces
available to the public be accessible. Accessible
spaces that may be utilized by the public in accordance with Section 1107.3 include other spaces such
as kitchens, living and dining areas and any exterior
spaces including patios, terraces and balconies that
may be on the same level as the entrance to the unit.
These may not be “available to the public” unless
they are part of the function of the nonresidential
activity. Such spaces that are strictly part of the residential function of the live/work unit are only required

2015 INTERNATIONAL BUILDING CODE® COMMENTARY

to be accessible to the degree that such units are
required to be made accessible.
419.8 Ventilation. The applicable ventilation requirements
of the International Mechanical Code shall apply to each area
within the live/work unit for the function within that space.
Similar to egress and structural requirements, the use
of the space must be looked at individually to ensure
ventilation being provided fits the use. For instance,
Table 403.3.1.1 of the IMC would require a florist
shop to have 15 cubic feet (0.42 m3) per minute of
outdoor air per person. With a possible floor area of
1,500 square feet (139 m2) for the work area and a
minimum of eight persons per 1,000 square feet (92.9
m2) as required by Table 403.3.1.1, the cfm required
would be as follows:
(8 occupants/1,000 square feet) x 1,500 square
feet = 12 occupants
12 occupants x 15 cfm = 180 cfm of outside air
ventilation
A two-bedroom dwelling unit would typically require
105 cfm (15 cfm per occupant x 7 occupants — 200
square feet per occupant in accordance with Table
1004.1.2). However, it is more typical that designs of
residential dwelling units include the provision of
fresh air by the natural ventilation option.
419.9 Plumbing facilities. The nonresidential area of the
live/work unit shall be provided with minimum plumbing
facilities as specified by Chapter 29, based on the function of
the nonresidential area. Where the nonresidential area of the
live/work unit is required to be accessible by Section
1103.2.13, the plumbing fixtures specified by Chapter 29
shall be accessible.
In a manner consistent with the application of means
of egress provisions to live/work units, plumbing facilities as specified by Chapter 29 are to be provided for
the nonresidential use based on the function of the
nonresidential area. Based on the example of a retail
sales use as set forth in the commentary to Section
419.3, plumbing fixture requirements for the nonresidential retail sales area would be based on a Group
M classification. However, the Group M classification
would not be specifically assigned to the live/work
unit. As previously stated in Section 419.7, the accessibility requirements for the nonresidential area would
be based on the function of that area
SECTION 420
GROUPS I-1, R-1, R-2, R-3 AND R-4
420.1 General. Occupancies in Groups I-1, R-1, R-2, R-3
and R-4 shall comply with the provisions of Sections 420.1
through 420.6 and other applicable provisions of this code.
The nature of occupancies in Groups I-1, R-1, R-2, R3 and R-4 is such that some level of protection
against fire is needed for occupants in dwelling units
and sleeping units. There remains a high frequency
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Shared Mobility
is the new normal

Shree Kalluri | Founder & CEO | shree@mobile22.com
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Rapid Growth of Shared Mobility

Ride Share

Car Share

Micromobility
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The future of Mobility in a Community:
A Shared, Multi-Modal, & Multi-Provider Ecosystem
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The Missing Link

Lack of digital infrastructure to interconnect
mobility providers and consumers in a community
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The “Power Grid” for
Shared Mobility in a
Community
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Founder’s Background
•

Founded healthcare technology company
Forte Research Systems in 2000.

•

Successfully sold Forte in 2019 to Advarra, a
leader in medical compliance services.

•

Founded EV transportation company Zerology in
2019. Zerology operates the largest EV taxi fleet
in the US.

Shree Kalluri
Founder & CEO
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Minutes
City of Monona
Plan Commission
Monday March 22, 2021
The meeting of the City of Monona Plan Commission was called to order (7:00 pm).
Present:

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

Absent:

Mr. Josh Peterson

Also Present: Doug Plowman, City Planner and Elisa Guerrero, City Planning Intern
Approval of Minutes
A motion by Alder Goforth, seconded by Ms. Fallat, to approve the minutes of March 8, 2021
carried with two corrections.
Appearances
None
Unfinished Business
A. Prehearing Conference on Request by Populance LLC, for Consideration of a Zoning
Permit for New Construction at 6501 Bridge Road. (Case No. 2-006-2021)
Mr. Gosch, from Populance, presented updates to the development proposal, explaining that
they hoped to tackle housing affordability in the development through lower-than-average rent,
lower utility costs by making the building more energy efficient, and including shared mobility in
their lease agreements. He shared data about the cost of private car ownership, which
amounted to about $800 per month, including car payments, maintenance, cost of gas and cost
of parking payments. By including shared mobility options at closer to $100 per month, cost of
living would be reduced for residents. He also asked for feedback on the proposed street parking
along Engel St. and Bridge Road, and how to calculate parking demand for the ground-floor
live/work units. He also mentioned that they would like to provide an enclosed bus shelter at the
nearby bus stop as part of the project.
Mr. Shree Kalluri, from Mobile22, presented further details on the shared mobility plan.
Residents would have access to car-share style vehicles, cab/ride-share options through Green
Cab or other companies, and micro-mobility options, which would all be available to book
through a central app. Mr. Kalluri specified that the car-share would be based on demand. If all
the car-share vehicles were in use, more vehicles could be brought on site to meet demand at
any one time by their partner business Zerology. Mr. Gosch said that about 5-8 stalls in the
parking plan would be designated for car-share vehicles.
Mr. Plowman suggested that the Commission focus their discussion on the proposed parking
plan and the ground floor uses, as requested by the applicant.
Mr. Holmquist and Mr. Homburg said $800 per month for car ownership seemed very high and
suggested that people might not be as interested in the shared mobility option if their cost of car
ownership is much lower. Mr. Homburg suggested some kind of restriction to the proposed street
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parking so that residents would not end up parking personal vehicles in those spots for long
periods. Alder Goforth and Ms. Fallat said that the shared mobility options would complement the
increased density in the area and the existing public transit options.
Mr. Homburg and Mr. Stein commented that the applicant would need to consider traffic flow
from W. Broadway onto Bridge Road when planning angled street parking. Mr. Homburg said
angled street parking requires 19 feet per stall, rather than the 15 feet the applicant indicated in
their plans. Mr. Homburg, Mr. Holmquist, and Mr. Stein liked the addition of street parking
options to the plans. Chair Moore and Mr. Homburg suggested the applicants discuss evening
and night parking options with the businesses across Bridge Road from the site.
Ms. Fox joined the meeting.
Mr. Holmquist, Mr. Homburg, Mr. Stein and Ms. Fallat said that, for parking purposes, the ground
floor units should be considered commercial space and that a 50-50 split between traditional
commercial space and live/work units would be a good balance. Additionally, broad consensus
from the Commission was that the ground floor units should be commercial or a mix of
commercial and live/work units, with no traditional residential. Ms. Fallat said that the type of
commercial tenants on the ground floor could cause parking demand to vary, with retail uses
creating more demand than small office uses. Ms. Fox suggested that the live/work units be
designed so that they could be rented or sold separately in the future, if the live/work concept
ended up not being popular. Alder Goforth said that smaller commercial spaces would be very
popular and asked what size the commercial spaces would be. Mr. Gosch said they would be
around 1,000 square feet.
New Business
A. Public Hearing on Request by Lisa Pliska, Graphic House Inc., and Property Owner United
Properties to Repeal the Existing 2016 Pier 37 Signage Plan and Replace it with a Revised
Comprehensive Signage Plan for Pier 37 Dated March 13, 2021. (Case No. S-004-2021)
Mr. Mike Johnson, of Graphic House Inc. presented the proposed signage, which consists of a
corrugated aluminum backing and lettering lit with gooseneck lights. He explained that the Pick
n’ Save was being upgraded to become “Metro Market”, requiring new signage. Each of the
existing Pick n’ Save signs would be replaced with the new Metro Market signage.
B. Consideration of Action on Request by Lisa Pliska, Graphic House Inc., and Property
Owner United Properties to Repeal the Existing 2016 Pier 37 Signage Plan and Replace it
with a Revised Comprehensive Signage Plan for Pier 37 Dated March 13, 2021. (Case No.
S-004-2021)
Mr. Plowman said that the 2016 Comprehensive Sign Plan for the Pier 37 development did not
allow for staff approval of the sign permit because of the corrugated backing. He said the
landlord was comfortable with the changes and reiterated that the new sign was important to the
rebranding of the store. He mentioned that in past situations, the Plan Commission has repealed
and replaced the CSP, rather than granting individual exceptions.
Mr. Homburg and Mr. Holmquist agreed that the sign area consisted of the letter and the
aluminum backing, not just the letters by themselves.
Mr. Homburg, Ms. Fox, Ms. Fallat, and Alder Goforth felt that the sign proposed for the front of
the building, specifically the aluminum backing, clashed with the building architecture and looked
like a temporary sign. They suggested filling more of the building facade with the aluminum
backing, or painting part of the facade a darker color. They, along with Mr. Stein and Mr.
Holmquist, said the proposed signs facing the beltline also clashed with the building architecture,
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C. Prehearing Conference on Request by One City Schools for Consideration of a Zoning
Permit for a New Use at 1707 W. Broadway. (Case No. 2-010-202)
Ms. Tami McCullough, the project manager with JLA, shared the application documents,
including the planned interior renovations and proposed floorplans that featured classrooms,
common areas and teacher/administrative space. The plans included an outdoor playground
to the north of the building. Draft signage concepts were also shared, including various wall
signs and a monument sign. One wall sign was proposed on the parking garage, facing the
Beltline, for visibility, and the applicant said the WPS monument sign facing the Beltline is
expected to remain in place.
Mr. Cowan, from Ayres, shared preliminary findings from the draft Traffic Impact Analysis
(TIA), outlining the traffic flow for student drop off and pick-up. There might be a proposal for
a sidewalk around the building’s parking lot in the final TIA, to reduce pedestrian and vehicle
conflicts.
Ms. McCullough and Mr. Smith, the One City Schools attorney, said that they were working
through easements for the property with the City and WPS as the Certified Survey Map
changes for the lot are finalized.
Mr. Plowman shared the staff report, highlighting the TIA and site circulation, the timeline for
installing the playground, and the proposed signage as suggested topics for discussion. He
mentioned that landscaping and lighting plans may need to be submitted before final
approval and that the stormwater plans were yet to be reviewed.
The Commission members agree that the proposed sign package included more signs than
might typically be allowed, and Mr. Homburg and Mr. DePula recommended reducing the
number of wall signs in the package. The Commission agreed that the signage design
generally looked good and that wayfinding signage would be important. Mr. Homburg said
the school must be deemed a public entity to be allowed a reader/message board. Ms. Fox
and Mr. Holmquist said the sign on the parking deck would provide good visibility from the
Beltline.
Mr. Holmquist and Alder Goforth commented that the traffic flow pattern for pick-up and drop
off times looked good. Mr. Homburg, Ms. Fallat and Mr. Stein encouraged the applicant to
consider how increased traffic with the return of WPS employees would affect the proposed
traffic flow, and how the proposed future athletic facility would affect parking on site. Mr.
Caire said that One City Schools had preliminary discussions about using WPS parking for
overflow parking when necessary.
D. Prehearing Conference on Request by Populance LLC, for Consideration of a Zoning
Permit for New Construction at 6501 Bridge Road. (Case No. 2-006-2021)
Mr. Gosch shared the updated development plans, highlighting changes to the proposed
street parking, the connection between the site and One City Schools (pedestrian and
bicycle access for students), and the continued partnership with Mobile 22 for shared
transportation options. The plans show 12 fewer parking stalls than required by code, to be
made up for in resident use of the shared transportation options, and Mr. Gosch explained
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that they would work with One City Schools to accommodate extra parking as an alternative
option, should the shared transportation fall short.
Mr. Plowman shared the staff report, commenting that discussion could focus on the
connections between this development and One City Schools and feedback on the changes
to proposed parking. The Public Works Director had expressed some concern about angled
street parking, which could cause issues for snow plowing, hence the newly proposed
parallel street parking.
Mr. Homburg and Mr. DePula expressed concerns about the parking and whether it would be
sufficient if residents did not use the shared transportation options as expected or anything
happened to the partnership with Mobile22. Mr. Homburg, Mr. DePula, Mr. Stein, and Ms.
Fox said they preferred the angled parking previously proposed to the parallel parking
proposed this time. Mr. Gosch clarified that, should the Mobile22 partnership not work out,
they would look to expand street parking along Engel to make up the 12 stall deficit, which
would require further conversations with Public Works and One City Schools. Creating
angled parking would require further discussion and approval from Public Works.
Mr. Holmquist, Ms. Fox and Ms. Fallat commented that the number of bedrooms as well as
the size of the live-work units could also change the number of parking stalls required. Mr.
Stein commented that if One City Schools allowed slightly more of their land to be used for
parking, then it might work to create a path through the wooded area to create better
connectivity between the two sites.
New Business
A. Public Hearing on Request by Four Lakes Yacht Club for New Signage at 6312 Inland
Way. (Case No. S-007-2021)
Mr. Homburg abstained from the discussion.
Mr. Geoff Wilkins shared the proposed signage, explaining that the raceways would match
the stone used on the wall as much as possible and the color of the lettering matched the
blue siding elsewhere on the building.
B. Consideration of Action on Request by Four Lakes Yacht Club for New Signage at
6312 Inland Way. (Case No. S-007-2021)
Mr. Plowman explained that two wall signs were allowed because the building fronts Inland
Way and the Yahara River, and that the signs meet sign code requirements.
The Commission members thought that the proposed signs would look good on the building,
along with the other building improvements.
A motion was made by Mr. Holmquist, seconded by Mr. DePula, to approve the
request by Four Lakes Yacht Club for two new Wall Signs, to be located at 6312
Inland Way, 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:
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PLAN COMMISSION STAFF REPORT
CITY OF MONONA
Project:
Project Address:
Applicants:

MEETING DATE: MARCH 22, 2021
AGENDA ITEM 5A
CASE NO. 2-006-2021

Prehearing Conference on Request by Populance, LLC for
Consideration of a Zoning Permit for New Construction
6501 Bridge Road
Christopher Gosch, Populance LLC
Semovski & Zyteja LLC, Property Owner

Proposal Summary:
Mr. Gosch of Populance LLC proposes the demolition of the existing Monona Garden restaurant,
and the construction of a 4 story, mixed use building. The site is 0.92 acres or 40,142 SF, and is
bound by West Broadway to the north, Bridge Road to the east, and Engel Street to the south and
west. The conceptual plans include 55 residential units, ground floor live-work and/or commercial
space as well as covered parking. The tentative timeline would be for construction to begin in the
summer of 2021, with completion in the fall of 2022.
The applicant seeks Plan Commission feedback as part of the prehearing conference, with plans to
formalize plans thereafter. The project may include a tax increment financing (TIF) request, and as
such may begin coordinating with the Community Development Authority (CDA). The updated
materials include greater detail on the affordability goals of the project, parking and shared mobility
initiatives, ground floor retail uses as well as street cross sections for discussion.
Applicable Regulations, Policy or Practice:
6501 Bridge Road 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.
Suggested Discussion:
No formal action is needed at this prehearing conference. The Plan Commission should discuss the
proposed use and evaluate its compatibility with the neighboring properties, the requirements of the
Zoning Ordinance, and the Comprehensive Plan. Suggested discussion points include the following:
-

-

Zoning and Land Use
• Ground floor uses – retail/office and ownership
Site Design
• Parking standards (particularly for the live/work units), the shared mobility
concept and possible street parking in City ROW
• Pedestrian and vehicular access around the site
Public and Common Areas
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STAFF REVIEW
Land Use
The property is located within the Community Design District. A zoning permit is required due to the
new construction that is planned. The Plan Commission reviews zoning permits for uses within this
district.
The 2016 Comprehensive Plan classifies this property at “Commercial use” in both the current and
future land use maps. Additionally, the Zoning Code states that development in the CDD is expected
to include a compatible mix of residential, commercial, industrial, or open space uses which realize
the goals of the Comprehensive Plan.
The proposal includes a variety of residential units that may be either rental or for-sale. These range
in size from studios through to two-bedroom. The ground floor use is still flexible, with the possibility
of traditional commercial space, or the inclusion of live/work units. City Staff understands that these
units could be used for businesses such as accountants, dentists or insurance agents, but could
possibly be rented or sold as a traditional commercial space as well. The Commission may choose
to discuss how the proposal meets the goals of the Comprehensive Plan, and the Zoning Code.
Process
Plan Commission Public Hearing and Prehearing Conference Held 3/8/2021
A Public Hearing notice was mailed to property owners within 200’ feet of the property. The
purpose of the prehearing conference 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. Commission feedback was generally
positive, with Commissioners open to the proposal. There was concern with the parking available
on site, and that the proposed density may be too high. The Commission had questions about
the shared mobility component of the project, and the applicant plans to address them at an
upcoming meeting.
Plan Commission Public Hearing and Prehearing Conference Scheduled 3/22/2021
A Public Hearing notice was mailed to property owners within 200’ feet of the property. This
discussion will mainly focus on the parking availability, the ground floor uses and public space
components of the project. The applicant has also invited a representative from Mobile 22 to
discuss the shared mobility concept in greater detail. Additional materials, dated 3/16/2021 was
submitted, responding to a number of items discussed at the first prehearing.
Site Design
Lot Coverage
Attachment 2 of the Zoning Code requires that “all sites will generally be required to cover up to
thirty percent of the site in open green space.” The applicant should include these percentages on
future plans that are submitted. The proposal intends to maintain the established trees on the
western portion of the site, and also to limit visible surface parking. The Commission may choose to
discuss how these design elements meet the intent of providing green space on a challenging lot,
and how else this may be incorporated in the design.
Setbacks
The CDD zoning district does not include specific setback requirements for property lines. Instead,
proposals are reviewed according to performance standards, and against adjacent uses. The
applicant has located the building close to both the north and east property lines, providing a
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covered entrance into the ground floor spaces. The minimal setbacks are intended to engage
pedestrians, and maximize the building impact from the street.
Circulation
Vehicle circulation is proposed at the existing curb cut on the southern edge of the building. This will
provide direct access to the covered parking structure. The conceptual plans also include the
possibility for angled or parallel parking along the east and west faces.
Parking
Standards for parking are regulated by Attachment 2 of the Zoning Code. The applicant proposes a
total of 55 stalls, including 3 that are ADA accessible across one level of covered parking. Further,
the application mentions the possibility for street parking along both Bridge Road and Engel Street.
The Commission should discuss parking, and how the unique ground floor uses would be treated
with regards to parking requirements. In addition to vehicular parking, the plans show extensive
private and public bicycle parking as well as the possibility for shared mobility options that may be
offered in partnership with Mobile 22.
The applicant proposes a total of 55 residential units, including 26 that have a live/work component.
Each of these units are shown as two-story on the plans, and would include a living space on the
second floor, with a work/office on the ground floor. For the parking requirement table, parking
standards were based on the typical residential standards, with the ground floor use omitted. The
Commission should discuss how the live/work units impact parking requirements, and what
standards these would need to meet. Additionally, the applicant requests a decrease in parking
requirements given the mobile mobility program that is proposed, and the lower car rates of car
ownership expected with the inclusion of this program (see Green Infrastructure section below).
Stalls Required
1 / Efficiency
1.5 / 1 Bedroom
2 / 2 Bedroom
Live/Work (Assumed all units
on ground floor)
Total
Proposed

Parking Summary
Units Proposed

Stalls Required

2
40
13
26

2
60
26
TBD

55 of which 26 are live/work

88+ Live/Work
55

Architecture and Massing
The building’s architecture appears diverse with a varied roofline and recessed components. A twostory walkway cuts through the lower levels of the building creating a permeable ground floor,
allowing for pedestrian access and circulation. The largest massing is at the north east corner of the
site, closest to W Broadway and Bridge Road and is intended to create a “gateway” at this corner of
Bridge Road for future development that may follow. There are large windows throughout the
development, although there does appear to be an opportunity along the eastern face for greater
engagement at the sidewalk. There is currently very little shown along the parking garage wall, and
this may be an opportunity for increased plantings or possibly the installation of artwork.
Green Infrastructure
The proposal discusses the opportunity to maximize the parking provided by using a “mobile mobility
program”. This includes a mix of community car, ride share, and micromobility. The submitted
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materials state that the typical ratio is 1 community car per 5 people. The Plan Commission should
discuss how this may assist with the parking needs of the site, and if an exception for the parking
could be provided. In addition to traditional parking, the proposal also shows a drop off/pick up point
along Bridge Road that those arriving at the site via ridesharing service such as Uber or Lyft may
choose to use.
Stormwater
The plans were not shared with the City’s Consulting Engineer at this time. It is expected that an
Erosion Control permit, Stormwater Management Permit and Stormwater Management Plan will be
needed.
Lighting and Landscaping
The Standards of Attachment 2 of the Zoning Code apply to any property applying for a Zoning
Permit. A photometric plan as well as a landscape plan for the project extent showing any
replacements or additions is required before the formal hearing request.
Staff Comment
The preliminary plans were shared with City Department Heads for review and comment.
Public Works Director Stephany shared his initial concern with the parking provided, and possibility
for additional traffic volume in the area. No specific comments were shared at this time.
Parks Director Anderson was in support of the additional density proposed for this portion of W
Broadway, but did have reservations about the limited access to proximate open space. He also
suggested the sidewalk infrastructure be discussed, and how tenants could access Grand Crossing
Park by foot.
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6501 Bridge Road

Project DISCUSSION:
Parking/USE/PUBLIC SPACE
03.16.21

SUMMARY:
The applicant wishes to demolish an existing 1 story commercial (restaurant) building and
construct a 4 story, 96,000 gross square-foot building with ground floor commercial
and/or Live-work space, approx. 55 units of residential, and 30,000 s.f. of structured parking.

DISCUSSION ITEMS:

Site:
Sidewalks/Pedestrian Access
Vehicular Access
Bike Access
Bus Access
Parking/Community Car Solutions
Building:
Ground Floor uses- Varied and flexible
Permeability for pedestrians/residents
Uses:

Ground Floor: Commercial and 2 Story Live/Work
Residential- Possible Combination of Rental and Owner/Occupied
Common/Open Spaces
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Summary
6501 Bridge Road
Demolition, New Development
Populance, llc

Project Address:
Application Type:
Prepared By:
Applicant:

Populance, llc
230 S. Hamilton, WI 53703
Current Property Owner:

SEMOVSKI & ZYTEJA LLC
6102 FREDICKSBURG LN
MADISON WI 53718
Requested Actions:

Applicant presented preliminary concepts at the 03.08.21 Plan Commission meeting.
Proposal received Feedback from Plan Commission members and Applicant is providing
additional information on the following items for additional discussion:
1: Affordability Metrics and Overall Project Goals
2: Ground Floor Uses
3: Parking Analysis
4: Public and Common Areas
1: Affordability Metrics and Overall Project Goals

-Rent is a critical component to overall affordability, but other factors are contributing to
disproportionate rent burdens relating to Living expenses.
-Using HUD and WHEDA data, an analysis was performed based on increments of Dane
County CMI and rent/cost burdens
-Goal of 30% of Rent Burden as a function of Net Income. This goal has been difficult, if not
impossible, to achieve over the last 7-10 years without subsidies. These difficulties are the
result of a myriad of factors, most at a Federal Policy level, and are not
directly addressable at a project or local scale.
-Applicant performed analyses of Living costs based on Living expenses relative to rent
and transportation
Summary:
-Transportation as a component of overall Living expenses creates a disproportionate
burden based on Dane County Median Incomes.
-Applicant is proposing an alternate integrated transportation system solution to reduce
overall expense burden.
-Costs for the integrated transportation solution would be included as part of monthly rent.
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1A: Affordability ANALYSIS

6501 Bridge Road Affordability Analysis
Dane County CMI

$62,303
$62,303
$43,612
$37,382
$31,152
$24,921

100%
70%
60%
50%
40%

Baseline Rent
$1,558
$1,090
$935
$779
$623

30%
$2.05
$1.44
$1.23
$1.03
$0.82

of annual income

s.f.
s.f.
s.f.
s.f.
s.f.
Avg. Unit

758 s.f.
Average Monona Rent

$1,126.67

Example 1
Average Teacher Salary- Single Person

$47,919.00 Monona School District

Net Income
Housing Costs (Monthly)

88.00%
30.00%

$42,168.72
$1,054.22

Example 2
Couple- No Children
80% County Median Income

$3,514.06 monthly

$60,400.00

Net Income
Housing Costs (Monthly)

88.00%
30.00%

$53,152.00
$1,328.80

Example 3
Couple- 2 Children
50% County Median Income

$4,429.33 monthly

$31,552.00

Net Income
Housing Costs (Monthly)

85.00%
30.00%

Average Monona Rent

$1,015.00
$1,210.00
$1,425.00
$1,216.67

Studio
1 br
2 br

Average rent
Utilities
Car

Average Living Expenses (Monthly)
Projected Project Rent

$26,819.20
$670.48

$2,234.93 monthly

$1,216.67
$110.00
$773.50
$2,100.17 Needed for Living

$2,100.17
$980.00
$1,100.00
$1,300.00
$1,126.67
$65.00
$90.00

Studio
1 br
2 br

Average
Utilities
Car Share Program
Average Living Expenses (Monthly)

$1,281.67 Reduced with Mobile 22
$818.50 Difference

COMPARE
HOUSING AND TRANSPORTATION ONLY
Example 1
Total Burden with Car
Total Burden with Mobile 22

Example 2
Total Burden with Car
Total Burden with Mobile 22

Example 3
Total Burden with Car
Total Burden with Mobile 22
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Housing
$1,216.67
$1,126.67

Housing
$1,216.67
$1,126.67

Housing
$1,216.67
$1,126.67

I

T

Car
TOTAL
$773.50 $1,990.17
$90.00 $1,216.67
$773.50

30.00%
$1,054.22
$1,054.22

Car
TOTAL
$773.50 $1,990.17
$90.00 $1,216.67
$773.50

30.00%
$1,328.80
$1,328.80

Car
$773.50
$90.00

E

C

TOTAL
$1,990.17
$1,216.67
$773.50

T

U

R

30.00%
$670.48
$670.48

E

230 S. Hamilton STREET
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n

Burden
47.03%
13.35%
33.68%

Reduction in cost burden

Burden
33.23%
-9.22%
42.45%

Reduction in cost burden

Burden
66.31%
44.89%
21.42%

Reduction in cost burden

32.51%

Average reduction in cost burden
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2: Ground Floor USES

-Applicant is proposing Live/Work Units as a component of the Project.
-This type of unit has Commercial/Office space on the ground level, publicly accessible,
with Living space connected and directly above.
Feedback Requested:
There can be some flexibility with how to utilize these spaces as either true Live/Work
spaces or dedicated retail spaces. Our analysis shows a mix of dedicated retail and office
spaces, and this determination will affect the required parking ratios.
3: Parking analysis

-Applicant performed an analysis of required parking based of City of Monona
Ordinances for Unit Mix and commercial spaces.
-As discussed, a component of the project consists of an integrated transportation solution
to supplement a private car/parking only solution. Additional information regarding this
program and the effectiveness in this context is part of this submittal.
-Applicant is also proposing a potential phased approach for street parking utilizing
the existing road widths and ROW based on need. A concept analysis is part of this
submittal.
-Parking for residents will primarily be located in an on site underground parking structure.
Community cars would also be located in this parking structure.
-Parking for Live/Work and retail users would primarily be at proposed street parking
locations.
-An overall reduction of car usage is projected at a range of 20-30% based on existing
Municipal Parking Standards.
Notes: Live/Work Units were analyzed as 1 Bedroom units for a percentage of use, and
dedicated commercial/retail space for 56% of ground floor use.
Feedback Requested:
Discuss Ground Floor uses as both Live/Work and potential dedicated/commercial condo
uses
Discuss potential additional parking solutions utilizing existing street ROW and proposed
dedicated ROW for sidewalks and terrace
MOBILE 22 will attend 03.22.21 Plan Commission meeting to explain program in detail,
answer questions, and provide examples and quantifying data.
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3A: Parking analysis DATA

6501 Bridge Road Parking Analysis
Unit Mix:
#
2

Req.

1

2

stalls

Live/Work

1.5

27

41

stalls See Note for Plan Commission

1 BR

1.5

6

9

stalls

2 BR

2

17

34

stalls

1.5

52

ratio

Studio:

86 stalls

Total Residential Stalls Required
Ground Floor Space:
11361 s.f.

Total Ground Floor Space

6396 s.f.

300 56%

11361 s.f.

300 100%

21 stalls Partial Commercial Note for Plan Commission:
or
Discuss use of Live/Work Space vs.
38 stalls All Commercial
Dedicated Commercial Space

Total Stalls Required:
107 stalls Partial Commercial
123 stalls All Commercial

Scenario 1
Scenario 2
Provided

58 stalls Underground Garage

On site

Proposed Street Parking
Project Component
Bridge Rd
Pick Up/Drop Off
Parallel
Angled

6 stalls Restripe/Dedicate ROW
0
4 stalls Restripe/Dedicate ROW

W. Broadway/Engel
Pick Up/Drop Off
Parallel
Angled

4 stalls Restripe/Dedicate ROW
0
14 stalls Restripe/Dedicate ROW

Total

stalls

86

Car Share Equivalent
Scenario 1

21 stalls 19.49%
or
37 stalls 30.29%

Scenario 2
Future
Bridge Rd./W. Broadway Frontage
Parallel
Pull In
Angled

4 stalls Restripe
10 stalls Pave ROW/Stripe
16 stalls Restripe
116 stalls

Total Proposed and Future Parking
Car Share Equivalent
Scenario 1

-9 stalls -8.59%
or
7

Scenario 2
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3B: Parking analysis concepts

See attached Site Drawings with notes and comments

4: Public and common areas

-Site is well positioned to take advantage of existing mass transit service in addition to
supplemental programs. Intent for project is to create a permeable ground floor with
access from Broadway to areas to the South of the site.
-Sidewalks will be placed along Bridge Rd. and the frontage road which create a path
through the site for pedestrians
-Loading and pick up/drop off points are located primarily along Bridge Road near the
prominent and most active Building corner.
-Additional Visitor parking is proposed to be located along Engel Road.
-Potential overflow parking solutions are located along the W Broadway frontage Road.
because of the existing ROW, this solution could be implemented through re-striping the
existing road surface.
See attached Site Drawings with notes and comments

Respectfully submitted,
Christopher Gosch
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NEW ENCLOSED BUS
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LOADING/WAITING

GROUND FLOOR
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6
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4
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PLAN COMMISSION STAFF REPORT
CITY OF MONONA
Project:
Project Address:
Applicants:

MEETING DATE: MAY 24, 2021
AGENDA ITEM 5D
CASE NO. 2-006-2021

Prehearing Conference on Request by Populance, LLC for
Consideration of a Zoning Permit for New Construction
6501 Bridge Road
Christopher Gosch, Populance LLC
Semovski & Zyteja LLC, Property Owner

Proposal Summary:
Mr. Gosch of Populance LLC proposes the demolition of the existing Monona Garden restaurant,
and the construction of a 4 story, mixed use building. The site is 0.92 acres or 40,142 SF, and is
bound by West Broadway to the north, Bridge Road to the east, and Engel Street to the south and
west. The conceptual plans include 52 residential units, ground floor live-work and/or commercial
space as well as covered parking.
The applicant seeks Plan Commission feedback as part of the prehearing conference, with plans to
formalize plans thereafter. The project may include a tax increment financing (TIF) request, and as
such may begin coordinating with the Community Development Authority (CDA). The updated
materials include greater detail on the proposed parking locations, ground floor retail uses as well as
street cross sections for discussion.
Applicable Regulations, Policy or Practice:
6501 Bridge Road 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
Suggested Discussion:
No formal action is needed at this prehearing conference. The Plan Commission should discuss the
proposed use and evaluate its compatibility with the neighboring properties, the requirements of the
Zoning Ordinance, and the Comprehensive Plan. Suggested discussion points include the following:
-

Zoning and Land Use
• Ground floor uses
Site Design
• Parking standards (both on and off-site)
• Possible street parking in City ROW
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STAFF REVIEW
Land Use
The property is located within the Community Design District. A zoning permit is required due to the
new construction that is planned. The Plan Commission reviews zoning permits for uses within this
district.
The 2016 Comprehensive Plan classifies this property as “Commercial use” in both the current and
future land use maps. Additionally, the Zoning Code states that development in the CDD is expected
to include a compatible mix of residential, commercial, industrial, or open space uses which realize
the goals of the Comprehensive Plan.
The proposal includes a variety of residential units that may be either rental or for-sale. These range
in size from studios through to two-bedroom. The ground floor use is still flexible, with the possibility
for a mix of traditional commercial space along with live/work units. City Staff understands that these
units could be used for businesses such as accountants, dentists or insurance agents, but could
possibly be rented or sold as a traditional commercial space as well. The Commission may choose
to discuss how the proposal meets the goals of the Comprehensive Plan, and the Zoning Code.
Process
Plan Commission Public Hearing and Prehearing Conference Held 3/8/2021 and 3/22/2021
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. Commission feedback was generally
positive, with the Commission open to the proposal. There was concern with the parking
available on site, and that the proposed density may be too high. The Commission heard more
about the shared mobility component of the project, and how this helps to meet the affordability
goals of the project. Further refinements to the ground floor space and parking allocation were
recommended.
The applicant also partnered with Monona East Side Business Alliance (MESBA) to host a
neighborhood meeting separate from the Zoning Permit process to gather local input on the
project.
Plan Commission Public Hearing and Prehearing Conference Scheduled 5/24/2021
This discussion will mainly focus on the parking availability, allocation and location as well as the
ground floor uses.
Site Design
Circulation
Vehicle circulation is proposed at the existing curb cut on the southern edge of the building. This will
provide direct access to the covered parking structure. The conceptual plans also include the
possibility for parallel parking along the east and west faces of the site. The applicant did investigate
moving the parking entrance to the west as was discussed during the prehearing, but the design was
incompatible, and this location remains their preference.
The applicant has contacted One City Schools regarding their upcoming purchase of the property at
1707 W. Broadway, and the possibility for the two projects to partner given the similar project
timelines. There is the possibility of future parking options (subject to ongoing negotiations) at the
north of the 1707 W. Broadway parcel as shown on the street parking concept.
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Ground Floor Uses
The applicant proposes that approximately 50% of the ground floor space be dedicated to
commercial/retail uses, with the other 50% being for live/work units. The stated goal is for an active
ground floor, while still being able to adjust to market conditions. The materials outline that there are
two small office users who are interested in leasing space. The Commission may choose to offer
direction to the applicant regarding these ground floor uses, and if this meets their vision for the site.
Parking
Standards for parking are regulated by Attachment 2 of the Zoning Code. The applicant proposes a
total of 58 covered stalls across one level of underground parking. Further, the application includes
street parking along Bridge Road and both sides of Engel Street (with none east of Bridge Road as
had previously been proposed). In addition to vehicular parking, the plans show extensive private
and public bicycle parking as well as the possibility for shared mobility options offered in partnership
with both Mobile 22 and Madison B-Cycle. Plans have also been discussed to provide a covered bus
shelter and pad at the stop on W. Broadway closest to the project site as part of this development.
The applicant proposes a total of 52 residential units, including 27 that have a live/work component.
The applicant has calculated live/work units at 1.5 stalls/unit for a total of 41 attributable to these
units. The balance of commercial space (approximately 6,400 sq. ft.) is accounted at the 1 stall per
300 sq. ft. commercial standard. The applicant requests a decrease in parking requirements given
the Mobile 22 mobility program that is proposed, the multiple alternatives available on-site and
adjacent, and given the lower car rates of car ownership expected with the inclusion of this program
(see Green Infrastructure section below).
Stalls Required

Parking Summary
Units Proposed

1 / Efficiency
1.5 / 1 Bedroom
2 / 2 Bedroom
1.5 / Live/Work
1/ 300 sq. ft. of Commercial
Total

2
6
17
27
6,396 sq. ft.
52

Proposed Stalls

Stalls Required

2
9
34
41
21
107 (with current live/work &
commercial composition)
58 on site, up to 33 off site (91 total)
16 stall deficit (excl. pickup/drop-off)

Green Infrastructure
The proposal discusses the opportunity to maximize the parking provided by using a “mobile mobility
program”. This includes a mix of community car, ride share, and micromobility. Previously submitted
materials state that the typical ratio is 1 community car per 5 people. Of the 58 underground stalls
proposed, 21 would be allocated to the community car program, and be able to be used by any
shared vehicle that is part of the program. Mobile 22 discussed demand management at the March
22nd meeting stating that if there is a shortage of vehicles on site, others can be delivered from
elsewhere in the network providing an effective way to manage vehicles. In addition to traditional
parking, the proposal also shows a drop off/pick up point along Bridge Road that those arriving at the
site via either taxi or ridesharing service such as Uber or Lyft can choose to use.
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Staff Comment
The preliminary plans were shared with City Department Heads for review and comment.
Public Works Director Stephany shared his initial concern with the street parking proposed and the
traffic volume expected along Bridge Road and Engel Street. Formal feedback was not available at
the time of the staff report.
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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: Christopher Gosch

Company: Populance, llc

Phone Number: 608.333.1926

Email: cgosch@populance.com

Mailing Address: 230 S. Hamilton St., Madison, WI 53703
☐ N/A

APPLICANT WILL BE REPRESENTED BY:
Name: Christopher Gosch

Company: Populance, llc

Phone Number: 608.333.1926

Email: cgosch@populance.com

Mailing Address: 230 S. Hamilton St., Madison, WI 53703

PROPERTY INFORMATION:
Property 6501 Bridge Road
Address:
Owner SEMOVSKI & ZYTEJA LLC
Name:
Current Zoning: CDD

Landmark Property:

✔

Yes

✔

No

Owner’s 6102 FREDICKSBURG LN
MADISON WI 53718
Address:
Existing Property Commercial/Restaurant
Use:

APPLICATION PROCEDURES:
☐
✔

☐
☐

☐
☐

☐
☐

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
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.
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:
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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

_______________________________________

02.15.2021

Date ___________________
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6501 Bridge Road

Project DISCUSSION:
Parking/USE/PUBLIC SPACE
05.24.21

SUMMARY:
The applicant wishes to demolish an existing 1 story commercial (restaurant) building and
construct a 4 story, 96,000 gross square-foot building with ground floor commercial
and/or Live-work space, approx. 55 units of residential, and 30,000 s.f. of structured parking.

DISCUSSION ITEMS:

Site:

Vehicular Access
Bike Access
Bus Access
Parking/Community Car Solutions
Building:
Ground Floor uses- Varied and flexible
Permeability for pedestrians/residents
Uses:

Ground Floor: Commercial and 2 Story Live/Work
Residential- Possible Combination of Rental and Owner/Occupied
Common/Open Spaces

A

R

C

H

I

T

E

C

T

U

R

E

230 S. Hamilton STREET

a

n

d

madison, wi

D

E

53703

V

E

L

O

608.333.1926

P

M

E

N

T

Attachment F: Planning Report of May 24, 2021

P

O

P

U

L

A

N

C

E

Summary
6501 Bridge Road
Demolition, New Development
Populance, llc

Project Address:
Application Type:
Prepared By:
Applicant:

Populance, llc
230 S. Hamilton, WI 53703
Current Property Owner:

SEMOVSKI & ZYTEJA LLC
6102 FREDICKSBURG LN
MADISON WI 53718
Requested Actions:

Applicant presented revised information at the 03.22.21 Plan Commission meeting.
Proposal received Feedback from Plan Commission members and Applicant is providing
additional information on the following items for additional discussion:
1: Adjustments to type and location of Street Parking
2: Ground Floor Uses
3: Parking Analysis

1: Affordability Metrics and Overall Project Goals

-Rent is a critical component to overall affordability, but other factors are contributing to
disproportionate rent burdens relating to Living expenses.
-Using HUD and WHEDA data, an analysis was performed based on increments of Dane
County CMI and rent/cost burdens
-Goal of 30% of Rent Burden as a function of Net Income. This goal has been difficult, if not
impossible, to achieve over the last 7-10 years without subsidies. These difficulties are the
result of a myriad of factors, most at a Federal Policy level, and are not
directly addressable at a project or local scale.
-Applicant performed analyses of Living costs based on Living expenses relative to rent
and transportation
Summary:
-Transportation as a component of overall Living expenses creates a disproportionate
burden based on Dane County Median Incomes.
-Applicant is proposing an alternate integrated transportation system solution to reduce
overall expense burden.
-Costs for the integrated transportation solution would be included as part of monthly rent.
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1A: Affordability ANALYSIS
Discussed at previous PC Work Session
2: Ground Floor USES

-Applicant is proposing Live/Work Units as a component of the Project.
-This type of unit has Commercial/Office space on the ground level, publicly accessible,
with Living space connected and directly above.
DISCUSSION ITEMS FROM PREVIOUS MEETING
50% of ground floor space would be dedicated to commercial/retail uses
50% would be Live/Work components:
Applicant will maintain flexibility with ground floor uses depending on market demand.
The 50% goal would be adjusted upon review by the Plan Commission based on demand.
The goal is to maintain the intent of an active ground level.
Our analysis shows a mix of dedicated retail and office spaces, and adjustments to the
ground level uses will not affect the required parking ratios.
Two potential Office users have expressed interest.
3: Parking analysis

-Applicant performed an analysis of required parking based of City of Monona
Ordinances for Unit Mix and commercial spaces.
-As discussed, a component of the project consists of an integrated transportation solution
to supplement a private car/parking only solution. Additional information regarding this
program and the effectiveness in this context is part of this submittal.
-Applicant is also proposing a potential phased approach for street parking utilizing
the existing road widths and ROW based on need. A concept analysis is part of this
submittal.
-Parking for residents will primarily be located in an on site underground parking structure.
Community cars would also be located in this parking structure.
-Parking for Live/Work and retail users would primarily be at proposed street parking
locations.
-An overall reduction of car usage is projected at a range of 20-30% based on existing
Municipal Parking Standards.
DISCUSSION ITEMS FROM PREVIOUS MEETING
Proposed street parking types and locations were reviewed
Diagonal Parking may be problematic- All parking now parallel
Existing Bridge Road Lanes can be maintained
No future parking proposed east of Bridge Road centerline
Potential overflow parking solutions are located at the existing circle contained within the
ROW at Engel road. Because of the existing ROW, this solution could be implemented
through re-striping the existing road surface.
Bike parking would be a combination of B-Cycle, Mobile 22 and private bicycles.
Locations of bike parking areas are shown on the revised site drawings and are located to
provide the best and most convenient access to the project.
Discussions with future school are ongoing to attempt to create comprehensive
transportation solutions.
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3A: Parking analysis DATA

6501 Bridge Road Parking Analysis
REV. 05.10.21
Unit Mix:
#
2

Req.

1

2

stalls

Live/Work

1.5

27

41

stalls See Note for Plan Commission

1 BR

1.5

6

9

stalls

2 BR

2

17

34

stalls

1.5

52

ratio

Studio:

86 stalls

Total Residential Stalls Required
Ground Floor Space:
11361 s.f.

Total Ground Floor Space

6396 s.f.

300 56%

21 stalls Partial Commercial
Live/Work included in Unit Mix

Total Stalls Required:
107 stalls Partial Commercial

50% Dedicated Commercial +50% Live/Work

Provided
58 stalls Underground Garage

On site

Proposed Street Parking
Project Component
Bridge Rd
Pick Up/Drop Off
Parallel
Angled

2 stalls Restripe/Dedicate ROW
4
0 stalls Restripe/Dedicate ROW

W. Broadway/Engel
Pick Up/Drop Off
Parallel
Angled
Pull In

2 stalls Restripe
Restripe
16
0 stalls
Restripe
6

Total

86

Car Share Equivalent
Vehicle Equivalent

stalls Does not include Loading/Pick up

21 stalls 19.49%
reduction
Note: 25% reduction is the assumption

Future
Bridge Rd./Engel
Parallel
Pull In
Angled

7 stalls Restripe
0 stalls Pave ROW/Stripe
0 stalls Restripe
93 stalls

Total Proposed and Future Parking
Mobility Program
Parking deficit
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3B: Parking analysis concepts

See attached Site Drawings with notes and comments

4: Public and common areas

-Site is well positioned to take advantage of existing mass transit service in addition to
supplemental programs. Intent for project is to create a permeable ground floor with
access from Broadway to areas to the South of the site.
-Sidewalks will be placed along Bridge Rd. and the frontage road which create a path
through the site for pedestrians
-Loading and pick up/drop off points are located primarily along Bridge Road near the
prominent and most active Building corner.
-Additional Visitor parking is proposed to be located along Engel Road.
See attached Site Drawings with notes and comments

5: neighborhood meeting discussion and comments

Respectfully submitted,
Christopher Gosch
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DEDICATE 10'-0" FOR
TERRACE AND
SIDEWALK

BROADWAY

40 BIKE PARKING STALLS AT GROUND LEVELCOMBINATION OF MOBILE 22, B-CYCLE AND PRIVATE STALLS
24 BIKE PARKING STALLS AT PARKING LEVELCOMBINATION OF MOBILE 22 AND PRIVATE STALLS

EXISTING BUS STOP

8 BIKE PARKING STALLS

OPEN SPACE
8 BIKE PARKING STALLS

GROUND FLOOR
LIVE/WORK/COMMERCIAL

PUBLIC PLAZA

GROUND FLOOR
LIVE/WORK/COMMERCIAL
LOADING/WAITING

OPEN SPACE

2

DEDICATE 5'-0" ROW
FOR SIDEWALK IN
TERRACE

GROUND FLOOR
LIVE/WORK/COMMERCIAL

6

8 BIKE PARKING STALLS

PUBLIC PLAZA

PR

O

FI

LE

2

GROUND FLOOR
LIVE/WORK/COMMERCIAL

BRidge

PUBLIC PLAZA/
SIDEWALK

PROFILE 1

PARKING IN EXISTING
CIRCLE R.O.W.
VISITOR/COMMERCIAL PARKING 8 BIKE PARKING STALLS

9

4

PUBLIC PLAZA

8 BIKE PARKING STALLS

GROUND FLOOR
LIVE/WORK/COMMERCIAL

9

NO SUPPLEMENTAL PARKING PROPOSED
EAST OF BRIDGE ROAD CENTERLINE

6501 BRIDGE ROAD
CONCEPT STREET PARKING

FUTURE PARKING
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EXISTING STREET WIDTH

9'-0"

5'-0"

10'-0"

12'-0"

11'-0"

11'-0"

11'-0"

8'-9 3/8"
CURRENTLY
PAVED

10'-0"

SIDEWALK

PARALLEL PARKING

DRIVE LANE

DRIVE LANE

TERRACE/SIGNAGE/
SNOW STORAGE
14'-0"

DRIVE LANE

DRIVE LANE

DRIVE LANE

66'-0"
R.O.W.

1: BRidge RD. SECTION

EXISTING STREET WIDTH
10'-0"

10'-0"

12'-0"

12'-0"

10'-0"
6'-0"

TERRACE

PARALLEL
PARKING

DRIVE LANE

DRIVE LANE

PARALLEL
PARKING

60'-0"
R.O.W.

2: ENGEL RD. SECTION

6501 BRIDGE ROAD
ROAD
PROFILES
REVISED 05.10.21

5'-0"

TERRACE
SIDEWALK

