PUD-SIP Zoning Text

Morningstar Dairy Redevelopment
1102 South Park Street

Legal Description: The lands subject to this planned unit development shall include Lot 1, Certified
Survey Map No. , attached hereto.

Statement of Purpose: This zoning district is established to allow for the redevelopment of the former
Morningstar Dairy in a manner compatible with the adopted South Madison Neighborhood Plan (Jan
2005), the Wingra Market Study and Conceptual Redevelopment Plan (March 2006) as determined by
the City of Madison Plan Commission upon submittal and consideration of a proposed Land Use
Application for PUD-SIP zoning.

Permitted Uses:
® Professional Offices,
¢ Medical and Dental Clinics,
® Educational facilities for professional or post secondary educational curricula, and
® Uses accessory to the permitted uses as listed above

Lot Area: As stated on the CSM, attached hereto:

Floor Area Ratio:

(Not applicable to the parking structure)

Maximum Floor Area Ratio (FAR) permitted shall be as shown on approved plans.

Maximum building height shall be as shown on approved plans.

Maximum height of the parking structure shall not exceed 35 feet (not counting roof and equipment
penthouse structures for stair and elevator facilities)

Yard Requirements: Yard areas will be provided as shown on the approved plans.
Landscaping: Site landscaping will be provide as shown on the approved plans.

Accessory Off-Street Parking and Loading: Accessory off-street parking and loading will be provided as
shown on approved plans.

Signage: signage will be allowed as provided on the approved plans.

Family Definition: No residential uses are permitted within this PUD district.

Alterations and Revisions: No alteration or revision of the planned unit development shall be permitted
unless approved by the City Plan Commission, however, the Zoning Administrator may issue permits for

minor alterations or additions which are approved by the Director of Planning and Development and the
alderperson of the district and are compatible with the concept approved by the City Plan Commission.
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EXISTING CONDITIONS SURVEY
LOTS 1 AND 2 CSM 175, PART OF LOT 2 AND LOTS 3 THROUGH 16, BLOCK 1 AND ALL OF LOTS
1 THROUGH 3, BLOCK 6, GRANDVIEW ADDITION TO SOUTH MADISON. LOTS 1 THROUGH 5, PLAENERT

REPLAT OF PART OF BLOCK 6 GRANDVIEW ADDITION TO SOUTH MADISON. ALL LOCATED IN THE CITY
OF MADISON, DANE COUNTY, WISCONSIN.
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2ND FLOOR — CITY OF MADISON CONCEPT — 92 STALLS

FLOOR TO FLOOR HEIGHT = 10’-0"

CLEAR HEIGHT = 7'~9"

T

T

3RD FLOOR — CITY OF MADISON CONCEPT — 66 STALLS

FLOOR TO FLOOR HEIGHT = 10°~0"
CLEAR HEIGHT = 7'-9"

@
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/1 DECIDUOUS TREE PLANTING DETAIL

/73 DECIDUOUS SHRUB PLANTING DETAIL
120

C s

PLANTING DETAIL

nT3,

i3 3
PLANTS DURING DELVERY AND DO NOT PRUNE PRIOR TO DELVERY. AL TREES AND SHRUES SWALL BE PLANTED DN THE DAY OF QELMORY: IF TMIS (3 NOT POSSIBLE,

ALLFLANTS SHALL O€ LFITD AND HANGLED FROM THE DOTTOM OF THE DAL, PERFORM ACTUAL FANTING ONLY NHEN NEATHER AND SOX. CONOTIONS ART SUTABLE W

VIGOROUS THAIVING CONDIION. REPLACEMENT PLANTS SHALL DE OF THE SAME NIND AND SUIE AG ORICAMLY SPECNIED UNLESS OTHERWISE DIRELTID DY OWNEW. RELTDRE
DEDS A3 NECESSATY FOLLOWING PLANT REPLACEMENT, NCLUDING LMITTD TO BEDOMC, ECGNG, WULCH, CRATY, ETC. REPAW DAMAGE TO OTHER PLANTS OF LANNS
DURING ANT REPLACEUINT AT NO COST 15 OWNER. CONTRACTON SHALL PROWDE A TWO (2)-YEAR STRAHTENING GUARANTEE FOR ALL TREES.

4 MATIRALS - PLANTS: ALL PLANTS SHALL CONFORM TO THE AMERIGAY STAMOA) FOR NURTIRY STOCK ANSI 700.1-3004. PUNTS SHALL BE TRUE TD 5PICIES AND VARKTY.
SPECIFD ANG. NURSERY CROWN IN ACCORCANGE WITH GOOD NORTICULTURAL PRACTICES UNOIR CLWATIC CONGITONS SWILAR TD THOSE I THE LOCALITY OF THC PROUETT FDR.
AT LEAST 2 VEARS, PANTS SHALL D FRCSHLY DUC (DURIG THE WOST RECINT FAVORADLE NARVEST SEASCN). PUANTS SWALL UE 30 TRAINED IN DEVELGPMENT AN
APPEARMICE A3 TG D€ UNGUESTIONAILY SUPERIOR W FORU, COMPACTNESY, AND STWWETRY. PLANTS SHALL B SOUND, HEALTHY, VIGORDUS, WELL ARANCHED AND DENSELY
FOUATED WHEN I LEAF, AND PREE OF DISEASE ANO WSECTS (ADULT £6E3, PUAL O LARWE), THEY SHALL KAVE HEALTHY, WELL-DIVELOPED ROOT SYSTEMS AND SHAL BE
FREE FROM PHISCAL DUAGE OF GTHEN CONGITONS THAT WOULD PREVENT THRIMNE CROWTH. PLANTS SHALL OF OF THE WGHEST QUALITY, KAVE TYFICAL GRONTH NAITS FDR
THER SPELES, (i SOUND, HEALTHY, VIGOROUS AND FREE OF HUURY, PARKWAY TRELS AND PARKING LOT TRITS SHALL PAVE A MASMUM BRANCHING HEXGHT OF X (8) FEET
ABOVE THE GROUND TD ALLOW ADEGATE VISUAL ANG PHYREAL (RDAPANCE.

: 3
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FWOM STONES O DEDRIS OVER /4" IN DWACTER, AND FREE FROW TOXINS, TOFSOL SHALL WAVE A pH DETWEEN & AND 7. TOPSUL AND MANTING 50R, SHALL BE TISTED.
O CONFORY T TNESE. SPELIFICANONS ANG SMALL L AWENDED TO MEEY THESE SPECYICATIONS. 00 NOT PLACE FROZEN G MUCOY TOPSOL  APPLY SO AUENDMENTS 1O
AL LANDSCAPC BEDS PER JOK TEST.

MATERIRS ~ FERTRIZER AND MULCH: AL TREE RINGS RECEVE 3* OF WUSHROOM GOMPOST, NILLED INTO THC TOR 12° OF ALL PLANTING DEDS. TREE RINGS AND

" :
DERIS FESVUING FROU ANY PLANTNG SHALL BU PYOMPILY CLEANED UP AND REWOVED. THE WORK AREA SWALL DF KEPT SAFT AND NOAT AT AL TIKED UNTIL THE CLIANUP
OPERATON |3 COWPLETED.  UNDER NO CONDITION SNALL THE ACCUMULATON OF SO0, GRANCHES O OTHER OEBAIS DE ALLOWED UPON A PLOUIC PROPERTY IN SUCK A

a0
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13, WANTENANCE: (OWNIR) THE OWNIR 15 RESPOMSIDLE FOR THE CONTINULD MANTENANGE, ROPAW AND REPUCEMENT OF ALL UANDGTAPING MATERWLS AND BARRICRS AG
NCCESSARY FOLLOWING THE ONE (1) YEAR CONTRACTON CUARRNIEE AENIOO.
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EXECUTIVE SUMMARY
Purpose of Report and Study Objectives

Ghidorzi Companies is proposing development of the Wingra Creek Family Medical Center, south of the
intersection of Fish Hatchery Road and Park Street in Madison, Wisconsin. The deveiopment of the new Wingra
Clinic is Phase One of the redevelopment initiative for this block. The Phase Two area (located fo the north of the
proposed clinic site) is owned by Clark Street Development. Clark Street Development and the Ghidorzi
Companies have been and are continuing to collaborate on the redevelopment plans for the entire site (both
Phase One and Phase Two areas). A Traffic Analysis (TA) has been requested by the City of Madison to study
the impacts to the adjacent roadway system generated by the proposed private development in conjunction with
the existing Background Traffic.

The purpose of this TA is to analyze existing and proposed traffic patterns and movements and the respective
impacts to public infrastructure due to the proposed Wingra Creek Development and future redevelopment of this
block. This TA will also identify and recommend intersection improvements to ensure transportation functionality.

Location of the study site with respect to the area roadway network

The proposed site is located south of the intersection of Fish Hatchery Road and Park St and north of Midland
Street in the City of Madison, WI. The study area of this TA includes the following intersections:

e Park Street ~ Fish Hatchery Road (Existing Intersection)

e Park Street — Midland Street (Existing Intersection)

e Fish Hatchery Road — Midland Street (Existing Intersection)

e Fish Hatchery Road — High Street (Existing Intersection)

e Park Street — Main Driveway Entrance (Proposed Private Drive)

e Park Street — Alternate Driveway Entrance (Proposed Private Drive)

Description of the proposed development including the fypes and sizes of all land uses, construction
phasing, and proposed access scheme.

Construction of the Wingra Creek Family Medical Center (Phase One) is proposed to take place in the fall of
2011.  Access to the medical center as proposed enables adequate separation between intersections while
sustaining and supporting the proposed development. The analysis contained herein demonstrates adequate
Level of Service (LOS) along Park Street and Fish Hatchery Road (Exhibits 1-3, 3-2) to support the development.
Phase Two construction will occur at a later date. For the purposes of this report, conceptual data was used to
develop the trip generation from the most recent Phase Two concept site plan.

Existing Traffic Conditions
The primary roadways in this study are existing Park Street and Fish Hatchery Road. The existing traffic pattern
consists of large volumes of traffic going north and south on these primary roadways. There is very little traffic

turning to or from High Street or Midiand Street with the exception of left turns from Fish Hatchery Road onto High
Street during the AM peak hour.
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Programmed Roadway Improvements
There are no roadway improvements currently planned for any of the roadways in this analysis.
Site Generated Traffic

The Institute of Transportation Engineers (ITE) Trip Generation Manual, 8" Edition was utilized to project the
volume of traffic generated by the proposed development. The medical clinic will be constructed to house 3 floors
of medical/clinic use and one floor of institutional use. Please refer to Exhibits 2-1, 2-3, 2-4, and 2-5 for
assumptions and additional information for specific lots and the associated ITE Manual data used for trip
generation purposes. For the purposes of traffic generation the medical clinic was modeled as “Medical/Dental
office building” (ITE Code 720). “Clinic” (ITE Code 630) had very little data available and was deemed unreliable
as a trip generation model. The institutional area will be used by MATC and was modeled as “Junior/Community
College” (ITE Code 540).

The following are the assumed full-build-out on-site land uses for this study. All are based on the land uses and
areas proposed in the conceptual neighborhood plan.

Medical Clinic 57,400 s f.
Institutional Use 19,100 s.f.

The following are assumed future land uses according to Clark Street Development's initial conceptual Phase
Two site plan. Current redevelopment plans for this site include ~150,000 SF of professional office use, extended
stay lodging, street level retail and supporting parking facilities. Refer to Exhibit 2-1 assumptions and additional
information for specific lots and the associated ITE Manual data used for trip generation purposes. The Phase
Two Construction land uses are only used to generate an approximate quantity of future traffic and are subject to
change.

Hotel ‘ ‘ 80,000 s f.
General Office 50,000 s.f.
Specialty Retail 17,000 s.f.

Traffic Distribution

Site Traffic distribution values to be generated/attracted can be seen in Exhibit 2-2. This report only takes into
account traffic distribution due to Wingra Creek Family Medical Center (Phase One) construction. Distribution for
trips from each cardinal direction was based on existing traffic patterns and the approximate service area of the
clinic. Distribution for each entrance and exit to the facility was based on ease of use and accessibility. Projected
traffic generated by the Wingra Creek Family Medical Center site for each turning movement can be seen in
Exhibit 2-6. Total traffic numbers can be seen in Exhibit 3-1.

Background Traffic Volumes.
JSD collected existing traffic volumes for weekday morning and weekday evening movements May 30 to June 2,
2010. Based on the data collected, the weekday morning and weekday evening peak hours were identified as

7:15 — 8:15am and 4:30 — 5:30pm, respectively.

Exhibit 1-2 depicts the background base-year traffic for AM and PM peak hour traffic movements. Existing traffic
count data can be found in Appendix A.
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Conclusions

Background Analysis ,
The LOS analysis for the existing study intersections can be seen in exhibit 1-3. Synchro and HCS outputs for
this analysis can be found in Appendix B. Existing conditions show a failing LOS for traffic exiting Midland Street
at the intersection with Fish Hatchery Road. All other intersection are operating at a LOS D or better under
existing conditions with the exception of PM traffic on Parr Street.

Development Analysis and Warrants

An analysis of the background traffic and projections of proposed development generated traffic shows that the
increased traffic generated by the development will have little impact on the LOS of the surrounding roadway
system. The LOS analysis for proposed traffic without any roadway improvements has been presented in exhibit
3-2. Traffic coming from Midland towards the Fish Hatchery Road intersection continues to fail. Additionally,
traffic coming down High Street towards the Fish Hatchery Road intersection fails for the AM peak hour.

Proposed roadway improvements include the construction of a protected left turn lane from Park Street into the
main driveway of the clinic. While not necessary from a traffic LOS point of view, this turn lane will create a more
desirable situation for vehicles attempting to make this turning movement and allow for more continuous flow
along Park Street.

The addition of left turn lanes to Fish Hatchery Road at Midland Street and High street will create more desirable
ingress-egress of the development site. Please refer to Public Improvement Geometric Layout Exhibit.

The modeling indicates the construction of a left turn lane for traffic turning from Midland Street onto Fish
Hatchery Road would ease the congestion for right turn and through movements. The queue analysis indicates a
left turn lane would require a capacity of 5 car lengths or 125 feet. However, at this time it is recommended that
roadway improvements to Midland Street be postponed until further redevelopment of the lots south of Midland
Street.

In summary, the proposed Wingra Creek Development does not warrant improvements to the surrounding public
roadway network. Future development within the project vicinity may result in necessary public infrastructure
improvements depending on land use and scale of the project.

Pedestrian Safety Improvements

Pedestrian movements observed during the data collection process resulted in a peak hour presence of eight
pedestrians at the Midland-Fish Hatchery intersection. The Wingra Market Study and Conceptual Development
Plan Summary Report Transportation Supplement dated 2/16/2006 recommends implementation of pedestrian
safety improvements at the Midland-Fish Hatchery intersection.

Based on input gathered at neighborhood meetings and our discussions with representatives from the City of

Madison, restriping of the said intersection for crosswalk designation in all quadrants and overhead pedestrian
warning lights should be implemented as part of the Phase One improvements.
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Wingra Family Clinic
Demolition Permit Application
Page 1 of 2

Prepared by: Jesse Armstrong, D.L. Evans Company on behalf of Ghidorzi Companies, Developer
Part One -- Letter of Intent:

This Demolition Permit Application is a part of the proposed Wingra Family Clinic Development by the Ghidorzi
Companies. The existing properties (structures) are being submitted as requiring demolition for the proposed project:

906 Midland Single Family, Residential Current Owner: Jerome and Bonnie Thiel
908 Midland 2-Unit, Residential Current Owner: Jerome and Bonnie Thiel
* 910 Midland 2-Unit, Residential Current Owner: Jerome and Bonnie Thiel

*This property will be submitted separately at a later date. There is an excepted offer-to-purchase for this
property, but the existing owner and Ghidorzi Companies have agreed to submit this property at a later date.

914 Midland Single Family, Residential Current Owner: Gabriel and Rachelle Westmont
918 Midland Single Family, Residential Current Owner: Thomas Ripple

1101 Fish Hatchery Rd  Single Family, Residential Current Owner: Wingra Point LLC

1105 Fish Hatchery Rd  4-Unit Apartment, Residential Current Owner: David Evert

1010 S. Park Street Warehouse Cold Storage, Commercial Current Owner: Wingra Point LLC

Other: An agreement is being finalized with Madison Gas & Electric (MG&E) for the sub-station
adjacent to the 1105 Fish Hatchery Rd. property. As part of this agreement, MG&E will be
responsible for demolition of the existing sub-station.

The proposed Wingra Family Clinic Development will consist of a four story, steel framed medical office building
together with a 2-story structured parking ramp and additional surface parking (see attached for preliminary drawings)

Part Two -- Project Summary (to date):

This demolition recycling and reuse plan is being submitted as part of the proposed Wingra Family Clinic Development
by the Ghidorzi Companies. The project team has been meeting with the City of Madison’s development advisory team
(DAT) as well as various departments within the city such as: traffic, engineering, planning and the TIF coordinator
regarding aspects of the proposed project. Additionally, the project team has met with Alder Susan Ellingson and the
area neighborhood associations as required by the City of Madison. The proposed Wingra Family Clinic has also been
presented to the Urban Design Committee {(UDC) for the “first’ informational presentation/meeting, on Wednesday,
May 25, 2011 and will continue making revisions to the proposed project based on input and approvals from necessary
entities.

Part Three -- Demolition Recycling and Reuse Plan:
Communications:

1. Jesse Armstrong, D. L. Evans Company has met with and continues to communicate with Alder Susan Ellingson,
District 13. The attached email correspondence (dated Monday, May 16, 2011) between Alder Ellingson,
Timothy Parks (City of Madison) and Chuck Ghidorzi (Developer) grants permission to wave the requirement for
a 60-day waiting period.

2. Jesse Armstrong, D.L. Evans Company initiated communications with Frank Byrne, Habitat for Humanity
notifying Mr. Byrne of the Proposed Project and planned demolition. it was communicated to Frank Byrne that
there are several accepted offers to purchase for properties that are contingent on project approvals from the
City of Madison. See attached email.

3. Jesse Armstrong has communicated with the City of Madison Recycling Coordinator, George Dreckman
explaining the current process and status of offer to purchase on each of the submitted properties. There are
several aspects of the total recycling plan that needs to be finalized and because of the current status of all
plan approvals the Ghidorzi Companies are not able to provide all final aspects of the demolitions recycling and
reuse plan. Jesse Armstrong has assured George Dreckman that the project team will continue to work with
the City of Madison to confirm all state laws and local ordinances are followed. Mr. Dreckman concurred that
this process is adequate for the demolition application.
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Wingra Family Clinic
Demolition Permit Application
Page 2 of 2

Part Three -- Demolition Recycling and Reuse Plan (continued):
Communications:

4.

Jesse Armstrong, D. L. Evans Company initiated communications with the Dane County Recycling Manager,
John Reindle to see what, if any, additional requirements Dane County would require for recycling and reuse
requirements above and beyond any state law or local ordinance. John Reindle advised of none as long as the
project follows requirements of the City of Madison.

Reuse Plan:

1.

Ghidorzi Companies are offering existing home owner’s first option to reuse any existing appliances and/or
materials when the offer to purchase is finalized prior to the commencement of any demolition.

Jesse Armstrong, D. L. Evans Company has contacted Frank Byrne, Habitat for Humanity ReStore. During
communications Frank Byrne explained to Jesse Armstrong the typical process used by Habitat for Humanity,
i.e., touring and tagging each facility and identifying what recycling products Habitat for Humanity would
remove from each building. Jesse Armstrong explained to Frank Byrne where the current proposed project was
in terms of scheduling and how the Ghidorzi Companies did not currently own the subject properties. Because
of this, Frank Byrne and Jesse Armstrong agreed it was not in the best interests of the current owner’s to
unnecessarily notify current tenants until the land transactions were finalized. Frank Byrne, Habitat for
Humanity will begin the review process when demolition permits are approved.

Appliance Recycling

1.

Again, the Ghidorzi Companies will be offering existing owner’s first option to reuse and/or recycle any of the
existing appliances.

Habitat for Humanity will be offered any appliances they deem reusable as part of the reuse plan.

Any remaining appliances that cannot be immediately sold for reuse will be recycled according to state law and
local ordinances including any requirements for CFC recovery.

Mercury Recovery/Recycling

1.

Ghidorzi Companies will be working with the appropriate sub-contractors for handling any mercury
thermostats and fluorescent light bulbs and/or tubes according to state law and local ordinances. Additionally,
Ghidorzi Companies and its sub-contractors will work with a local waste management company to ensure the
proper recycling measures are documented and used.

Concrete / Asphalt Recycling

1.

Jesse Armstrong, D. L. Evans Company made preliminary contacted Wingra Stone to review proper recycling
methods for concrete and asphalt. When demolition permits are approved and issued, the Ghidorzi Companies
will continue to work with Wingra Stone or, like company to recycle concrete and asphalt according to state
law and local ordinances.
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