City of Verona
Plan Commission Meeting Agenda
City Hall – 111 Lincoln Street
Verona, WI 53593-1520
Tuesday – September 4, 2018 – 6:30 P.M.
www.ci.verona.wi.us

1. Call to Order
2. Roll Call
3. Approval of minutes from the August 6, 2018 Plan Commission Meeting.
4. Public Hearing – General Development Plan (GDP) amendment for a Planned
Unit Development (PUD), known as Sugar Creek Commons, located at 501 West
Verona Avenue, 503 West Verona Avenue, 507 West Verona Avenue, 513 West
Verona Avenue, 100 Legion Street, and 501-522 Topp Avenue that would allow
for the construction of 284-apartment units, and 26,000 square feet of
commercial space.
a. Discussion & Possible Action General Development Plan (GDP) amendment
for a Planned Unit Development (PUD), known as Sugar Creek Commons,
located at 501 West Verona Avenue, 503 West Verona Avenue, 507 West
Verona Avenue, 513 West Verona Avenue, 100 Legion Street, and 501-522
Topp Avenue that would allow for the construction of 284-apartment units,
and 26,000 square feet of commercial space.
5. Discussion & Possible Action –Planned Unit Development (PUD) concept plan
review of a proposed development, known as Whispering Coves, located within
the City’s North Neighborhood that is generally located southwest of the
intersection of CTH M and CTH PD. The developer is proposing to construct 378
single-family homes, 130 multi-family units, 450 senior residential units, and 8acres of commercial development.
6. Discussion & Possible Action – Zoning Ordinance rewrite process
7. Reports and comments from the Planning Department
a. Update on development projects.
8. Reports and comments from the Plan Commissioners
9. Adjournment
Luke Diaz
Posted:

Verona City Hall,
Verona Public Library,
Miller’s Market

All agendas are posted on the City’s website at:

www.ci.verona.wi.us

Notice: If need an interpreter, materials in alternative formats, or other accommodation to access the
meeting, please contact the City Clerk at 845-6495 at least 48-hours preceding the meeting. Every
reasonable effort will be made to accommodate your request.
Notice is hereby given that a majority of the City Council may be present at the meeting of the Plan
Commission to gather information about a subject over which they have decision-making responsibility.
This constitutes a meeting of the City Council pursuant to the State ex rel. Badke v. Greendale Village
Board, 173Wis. 2d 553, 494 N.W. 2d 408 (1993) and must be noticed as such, although the City Council
will not take any formal action at this meeting.

City of Verona
Minutes
Plan Commission
August 6, 2018
1. Call to Order: Luke Diaz called the meeting to order at 6:31 p.m.
2. Roll Call: Luke Diaz, Sarah Gaskell, Scott Manley, Steven Heinzen, and Pat Lytle were present.
Also present: Adam Sayre, Director of Planning and Development; Katherine Holt, Community
Development Specialist; Jeff Mikorski, City Administrator; Jeff Montpas, AECOM; and Theran
Jacobson, Director of Public Works. Beth Tucker Long was absent and excused.
3. Minutes: Motion by Manley, seconded by Gaskell, to approve the July 2, 2018 Plan Commission
Minutes. Motion carried 5-0.
Mike Bare arrived at 6:33 p.m.
4. Public Hearing – Conditional use permit for a proposed UW Credit Union with drive-thru
service to be located at 651 Hometown Circle.
The Applicant has submitted a request for a conditional use permit and site plan approval to
allow for the construction a financial institution (UW Credit Union) at 651 Hometown Circle
(“Property”). The Property is zoned Suburban Commercial (SC) and is located within the
Downtown Design and Use Overlay District and contains a Planned Unit Development (PUD)
overlay zone due to the Farm and Fleet monument sign. The site presently contains an empty
commercial building that previously housed Dairy Queen and will be demolished as part of the
development process. The proposed redevelopment requires site plan approval and a
conditional use permit. The conditional use permit requires approval from the Common Council.
Motion by Ms. Gaskell, seconded by Mr. Lytle, to open the public hearing at 6:35 p.m. Motion
carried 6-0.
There were no public comments.
Motion by Mr. Manly, seconded by Mr. Bare, to close the public hearing at 6:36 p.m. Motion
carried 6-0.
a. Discussion & Possible Action – Conditional use permit for a proposed UW Credit Union
with drive-thru service to be located at 651 Hometown Circle.
In July of 2018, the Plan Commission discussed the concept plan for a one (1)-story, 5,146
square foot financial institution with a three (3) lane drive-through. Comments from the
Plan Commission included moving the bicycle rack from the drive-through area closer to
East Verona Avenue, addition of evergreens, and compliments about the building design as
well as orientation of the building to East Verona Avenue.
The building itself will be setback 15 feet from East Verona Avenue. The building will meet
all the required setbacks. Staff has no concern about the building. The applicant is proposing
two (2) access points from Hometown Circle as well as three (3) drive-thru lanes that will all
meet the requirements of the zoning ordinances and 29 parking spaces.
The materials that will be used are brick, metal and glass. Staff has no concerns of the
design. In the packet is a conceptual signage picture which was provided by the applicant.
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Staff believes that everything meets the requirements for granting a conditional use permit
and recommends the Plan Commission’s approval of the conditional use permit and site
plan to allow a drive-thru at the UW Credit Union to be located at 651 Hometown Circle.
Mr. Heinzen asked why the Dairy Queen had a storm water pond and now this will not have
to have that.
Mr. Sayre answered that the storm water is still on the property, it is just underground. It
will still meet all the requirements but will just be underground.
Mr. Lytle says that he is concerned about the signage and about how big it is. He believes it
would be ok as long as it is not bigger than the existing sign.
Ms. Gaskell asked if not having the sign would be a deal breaker or not.
Mr. Sayre also asked the applicant if they would be ok with having the condition stating the
sign cannot exceed the height of the existing sign.
Cheryl Lisensal, UW Credit Union Facility Manager, and Sarah Soliski, KEE Architecture,
answered that it is not a deal breaker but it was a big plus seeing the Dairy Queen sign there
to be able to get the UW Credit Union’s identification on East Verona Road. They would be
happy to go and measure the Dairy Queen sign to compare the difference between what is
there and what is being proposed. Also, signage will be submitted as a separate proposal
and the condition of the height of the sign would be acceptable.
Motion by Mr. Manley, seconded by Mr. Lytle, to recommend to the Common Council to
approve the conditional use permit to allow a drive-thru at the UW Credit Union to be
located at 651 Hometown Circle. Motion carried 6-0.
b.

Discussion & Possible Action – Site Plan Review for a proposed 5,146 square foot financial
institution to be located at 651 Hometown Circle.
Motion by Mr. Lytle, seconded by Ms. Gaskell, to recommend to the Common Council to
approve the Site Plan Review for a proposed 5,146 square foot financial institution to be
located at 651 Hometown Circle with the condition that the monument sign does not
exceeded the size of the current monument sign. Motion carried 6-0.

5. Public Hearing – Conditional use permit for a proposed Summit Credit Union with drive-thru
service to be located at 407-409 West Verona Avenue.
The Applicant has submitted a request for a review to allow for the construction a financial
institution (Summit Credit Union) at 407 and 409 West Verona Avenue (“Property”). The
Property is zoned Urban Commercial (UC) and is located within the Downtown Design and Use
Overlay District. The site presently contains a single-family house and commercial building that
previously housed MT Treads Bar and Grill and Michael’s Frozen Custard. The proposed
redevelopment requires site plan approval, a conditional use permit (CUP), and a certified
survey map (CSM) to combine the two (2) properties. The CUP and CSM requires approval from
the Common Council.
Motion by Mr. Bare, seconded by Mr. Manley, to open the public hearing at 6:50 p.m. Motion
carried 6-0.
There were no public comments.
Motion by Ms. Gaskell, seconded by Mr. Manley, to close the public hearing at 6:51 p.m. Motion
carried 6-0.
2

a. Discussion & Possible Action – Conditional use permit for a proposed Summit Credit Union
with drive-thru service to be located at 407-409 West Verona Avenue.
In June of 2018, the Plan Commission discussed the concept plan for a one (1)-story, 3,687
square foot financial institution with drive-through lanes. Comments from the Plan
Commission included questions regarding the City standards for pervious versus impervious
land, possibly re-route traffic internal to the site to reduce the amount of pavement, and the
building being designed well.
The CSM would combine the two lots. Staff has no concerns regarding the CSM. The
applicant is proposing three (3) drive-thru lanes and building setback of 15 feet from the
right-of-way line. The property is zoned urban commercial. The building meets all the bulk
requirements from the setback standpoint.
The eastern access point will be an exit only mainly for the drive-thru and drop-box. The
western access point will be for entering and exiting. There will be 25 parking spaces. Staff
has no concerns about the parking on this site. The applicant is also looking at bicycle
parking.
Storm water management plans are being reviewed by the City Engineer. The project will
require a storm water easement through the Sugar Creek School property. City Staff is
working with the School Staff on this easement.
Staff recommends the Plan Commission recommend that the Common Council approve a
conditional use permit to allow a drive-through for the Summit Credit Union to be located at
407 – 409 West Verona Avenue.
Ms. Gaskell asked if there was any reduction in the amount pavement and what are the
hours of operation of the drive through.
Mr. Sayre answered that there was not. But it does meet the requirements as what the
ordinance has in place. In the packet the hours of operations are as follows: For walk-in
customers, the lobby will be open from approximately 9:00 am until 5:00 pm Monday
through Thursday, 9:00am – 6:00pm Friday, and 9:00 am to noon on Saturday. The drivethrough teller lanes will be open from approximately 8:00 am to 6:00 pm Monday through
Friday and from 8:30 am to 1:00pm on Saturday. An ATM machine on the outer-most drivethrough lane will be available at all times.
Ms. Gaskell stated that she is concerned about the traffic flow with New Century right there
and people using the drive way as a way to turn around.
Greg Polackerck, Summit Credit Union, stated that they are looking at 2019 and 2020 as
building deadlines.
Ms. Gaskell asked if the bike parking could be moved to the front of the building so the
bikers do not have to cut through traffic.
Peter Tan, Strang Architect, answered that they put the bike parking as close to the front
door as possible.
Motion by Mr. Manley, seconded by Mr. Heinzen, to recommend that the Common Council
approve a conditional use permit to allow a drive-through for the Summit Credit Union to be
located at 407 – 409 West Verona Avenue. Motion carried 6-0.
b. Discussion & Possible Action – Site Plan Review for a proposed 3,687 square foot financial
institution to be located at 407-409 West Verona Avenue.
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Mr. Lytle asked what kind of pneumatic system will be used.
Mr. Tan answered that they will be using the PTM System, which is the video system and
there will be no piping at all.
Motion by Mr. Heinzen, seconded by Mr. Lytle, to recommend to the Common Council
approval of the site plan to allow for the construction of a one (1)-story, 3,687 square foot
financial institution to be located at 407 – 409 West Verona Avenue. Motion carried 6-0.
c.

Discussion & Possible Action – Certified Survey Map to create one (1) lot at 407-409 West
Verona Avenue.
Motion by Mr. Heinzen, seconded by Mr. Bare, to recommend to the Common Council
approve the certified survey map to combine two (2) lots into one (1) new lot at 407 – 409
West Verona Avenue. Motion carried 6-0.

6. Public Hearing – General development plan (GDP) for a planned unit development (PUD) to be
located in the West End south of West Verona Avenue, west of West End Circle, and east of
Wall Street that would allow for the construction of 28,849 square feet of commercial space.
The Applicant is requesting a Planned Unit Development (PUD) GDP review (“Application”) for a
28,849 square foot commercial development located south of West Verona Avenue, east of Wall
Street, north of Stephen Way, and west of West End Circle (“Property”), which is zoned
Suburban Commercial (SC) with a PUD overlay. The Property is within the Downtown Design and
Use overlay district and is currently vacant. Land uses surrounding the Property include
apartments and the future high school to the south, West Verona Avenue to the north and
vacant land to the west and the east.
Motion by Mr. Heinzen, seconded by Mr. Lytle, to open the public hearing at 6:35 p.m. Motion
carried 6-0.
There were no public comments.
Motion by Mr. Heinzen, seconded by Mr. Bare, to close the public hearing at 6:36 p.m. Motion
carried 6-0.
a.

Discussion & Possible Action – General development plan (GDP) for a planned unit
development (PUD) to be located in the West End south of West Verona Avenue, west of
West End Circle, and east of Wall Street that would allow for the construction of 28,849
square feet of commercial space.
The applicant is requesting bulk exemptions including a ten (10) foot setback from the rightof-way lines on West Verona Avenue. Staff has no concerns on this request. The other
exemption is a drive-thru exemption to be built between the building and West End Circle.
Staff has no concerns on this either. The applicant is planning on 142 parking spaces. Bicycle
parking is between buildings B & C. Staff have no concerns about this.
The applicant is also requesting a signage exemption. They would like a mural type wall sign
on the end of the building along Wall Street as well as a monument sign along West End
Circle advertising the developer, Market No. 5. The applicant is also requesting three
monument signs; one 14 foot sign at the corner of West End Circle and West Verona
Avenue, one 14 foot sign at the corner of Wall Street and West Verona Avenue, and one 8
foot sign in the middle of the buildings along West Verona Avenue. Staff has no concerns
about these signs except they are not in favor of the 8 foot sign in the middle of the site.
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Mr. Bare asked if the ten foot setback is consistent to what was being requested before with
previous approvals on this property.
Mr. Sayre answered that over the last ten years there has been a variety of proposals for
this site and there have been different setbacks for each one.
Mr. Heinzen says that he thinks it looks very nice and suggested putting bike parking at
building C4 as well.
Ms. Gaskell and Mr. Diaz agree with Mr. Heinzen.
Mr. Lytle asked if there would be benefits to making the access point on West End Circle a
right-in/right-out.
Mr. Montpas answered that with the projected flow of traffic due to the high school, it
would be almost impossible to do that. He suggested having really good signage inside the
parking lot.
Mr. Lytle asked if we are being conservative as possible with the number of cars that could
cue up the line and not risking it backing up to West End Circle.
Mr. Sayre answered that is something at the precise implementation plan (PIP) that will be
measured for that and where the window is for that. We will work with the applicant on
that.
Motion by Mr. Manley, seconded by Ms. Gaskell, to recommend that the Common Council
approve the General Development Plan (GDP) for West End with the following conditions:
1. Exemptions shall be granted for the following:
a. Front yard setback for ten (10)-feet;
b. A drive-thru can be located between the building and West End Circle; and
c. Artistic mural sign on a wall, two (2) fourteen (14) foot tall pylon signs, and a Market 5
monument sign.
Motion carried 6-0.
7. Discussion & Possible Action – Petition by Integra Investments, Dennis Midthun, and North
Neighborhood LLC to annex approximately 199-acres of land into the City of Verona. The
proposed annexation is located west of CTH M and south of CTH PD. Specifically the parcels
are identified as parcel numbers: 062/0608-091-8121-0, 062/0608-091-8131-0, 062/0608-0918002-0, 062/0608-091-9000-5, 062/0608-091-9500-0, 062/0608-102-9000-1, and 062/0608102-9500-6.
The Applicant is requesting to annex (“Application”) approximately 199-acres of land located
west of CTH M and south of CTH PD (“Property”) for development purposes. The Property is
within the North Neighborhood Plan (“Plan”). The Property currently has two (2) single-family
detached dwelling units with various barns and sheds. Access points to the homes are provided
by two (2) separate existing driveways from CTH PD.
Staff is supportive of the development in this location and the annexation. This request is
consistent with our growth plans of the City and long term compressive plan.
Mr. Manley asked if it would create a town island immediately north of the Gate Way Estates.
Mr. Sayre replied that we would create three (3) Town islands. We have an agreement with the
Town of Verona that we are allowed to make these islands.
Mr. Bare asked how many islands are there and is this common.
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Mr. Sayre says that it is not common but they are here. The Town has identified Town
neighborhoods that were requested to stay in the Town per the City/Town Boundary
Agreement. It is reasonable to create islands in these terms, but we don’t make a practice of it.
Motion by Mr. Manley, seconded by Mr. Diaz, to recommend that the Common Council approve the

request to annex 199-acres of land to the City of Verona subject to the execution of an
annexation agreement by the property owners. Motion carried 6-0.

8. Discussion & Possible Action – Urban Service Area amendment to add approximately 1.3-acres
of land located north of Whalen Road, east of the bypass, in the Town of Verona.
The City is requesting an Urban Service Area (USA) amendment to include 1.32-acres of land
within the Verona USA. The property is currently located in the Town of Verona and not within
the USA. This parcel is locate within the City’s Southeast Neighborhood Plan and is identified as
a future “non-residential”. The Common Council approved the acquisition of the 1.32-acres of
land on January 22, 2018. The City intends to build a new municipal well and well house on the
property.
The property is located in the Southeast pressure zone. The proposed well and well house will
provide additional reliability to the southeast pressure zone, fortify the fire flow demand for the
southeast pressure zone, and provides additional capacity. The proposed well will connect to
the existing distribution system located within the Whalen Road right-of-way that will feed the
existing system south into the Liberty Business Park and west into the City of Verona.
Staff is supportive of the USA amendment as the new well will fortify the existing water system
and provide additional water capacity for future development.
Mr. Lytle asked if this is in the same pressure zone in Liberty Park and will we have to add new
water mains.
Mr. Montpas answered that yes this is in the Liberty Park pressure zone. There are no plans at
this point to put up a tower. If development in that area takes off we will have to put up a tower
but that would most likely be farther south and east. There is a 12 foot water main right under
Whalen Road that we would be tying into. There is about 900 feet of sewer that will have to be
put in.
Motion by Mr. Lytle, seconded by Mr. Heinzen, to recommend that the Common Council pass a

resolution approving the proposed modifications to the City’s Urban Service Area for
approximately 1.3-acres of land located north of Whalen Road, east of the bypass, in the Town
of Verona. Motion carried 6-0.
9. Discussion & Possible Action – Housing study completed by the Capital Area Regional Planning
Commission.
Verona is a rapidly growing small city in southwestern Dane County. Currently the seventh most
populous municipality in the county, Verona is home to Epic Systems, the region’s largest
private employer, as well as a variety of parks and natural areas. Employment and population
growth in Verona, and in the region generally, are generating pressures on the housing market.
The City is examining its housing policies and plans and is seeking information and analysis from
Capital Area Regional Planning Commission (CARPC) staff.
In 2015, 38% of housing was multi-family, 57% was single family, and 5% was duplex. Most likely
this is still pretty consistent with current percentages.
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Looking at the demographics of the 2012-2016 report from ACS, Verona does have a higher
percentage of residents under the age of 18 and a larger percentage of people that ate 35-59.
2018 Zillow median home value in Verona is $314,500, an increase of 7.5% over the past year.
Since 2000, median home values have increased in value more than 1.5-times faster as the
median household income.
Ms. Gaskell does not feel comfortable bringing this to Council. There are errors in it and she
does not feel confident in the numbers based on the sources. She would like to go back to
CARPC and get some clarification on where they are getting their information.
Mr. Diaz stated that he likes the ideas of ADUs.
Mr. Lytle would like to see better direction from City leadership to help direct citizens to know
what to do with these tools. He believes that everyone agrees that pricing trends of housing is
something everyone is concerned about. Mr. Lytle asked if we are trying to make affordable
housing with the “granny flats” or are we trying to make more of a diverse neighborhood. He
would not mind spending the money to have someone do the housing study if we know what
we are going to do with the information after we get it.
Mr. Manley stated that he does not think it would be worth the cost of doing another study. He
believes that there are enough options at different price points for living in Verona.
10. Reports and comments from the Planning Department
Update on development projects.
All updates were included in the packet for this meeting.
Next meeting will be the first Tuesday of September not the first Monday due to Labor Day.
11. Reports and comments from the Plan Commissioners
None
12. Adjournment
Motion by Mr. Bare, seconded by Ms. Heinzen Long, to adjourn at 7:58 p.m.
Motion carried 6-0.
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Planning Report
City of Verona
Plan Commission 9-4-2018
Sugar Creek Commons
Planned Unit Development – General Development Plan Amendment
Summary: The Applicant has submitted a request for an amendment to a planned
unit development general development plan. The Applicant is proposing
to construct 284-apartment units, 26,000 square feet of commercial
space, 110-unit hotel, and a conference center.
Property Location: West Verona Avenue/Topp Avenue
Property Owner:

Forward Development Group
Ron Henshue
161 Horizon Dr. #101A
Verona, WI 53593

Applicant:

Same

Existing Land Use:
Proposed Land Use:

Urban Commercial (UC), Urban Residential (UR), Downtown
Design and Use Overlay District, & Planned Unit
Development (PUD)
Commercial and residential
Mixed-use commercial/residential
Location Map

Topp Ave.

Legion St.

Existing Zoning:

Planned Unit Development – General Development Plan
Sugar Creek Commons

Background:
Forward Development Group (“Applicant”) is requesting a Planned Unit Development
(PUD) General Development Plan (GDP) Amendment from the previously approved
PUD – GDP from March of 2017. The proposed PUD – GDP amendment will comprise
the entire site including the hotel and conference center, which was not included in the
PUD – GDP from March of 2017. The hotel and conference center have been
previously discussed by the Plan Commission as an initial review in June of 2018.
The PUD – GDP was approved in March 2017 with the following conditions, which were
met:
Prior to the submittal of a Precise Implementation Plan (PIP), a Traffic Impact
Analysis (TIA) shall be completed and approved by City Staff.
The GDP shall become effective upon Forward Development Group acquiring
the properties identified within the GDP submittal.

Previous Approvals:
The following table lists all of the approved plans. The previously approved GDP did not
include the hotel property as part of the GDP application.
Concept
12/16/16

Parking
Entire site
(surface/underground)
Building B
Building C
Building D – E – F
Hotel
Commercial (s.f.)
Entire Site
Building B
Building C
Building D – E – F
Hotel
Conference
Center
Office Building (s.f.)
(Bldg.C)
Residential (units)
Entire Site (minus hotel)
Building B
Building C
Building D – E – F
Hotel

GDP
3/17/17

PIP
9/17/17

Proposal
9/4/18

643 stalls 527 stalls
(322/321) (214/313)
/73
/81
/159
107/

461 stalls
(207/254)
78/50
59/61
70/143

698 stalls
(385/313)
73/67
53/77
148/139
111/30

18,500
18,500

23,495
13,060
10,435

26,000
14,000
12,000

24,800
13,000
11,800

8,000

7,530

63,000

290
44
246
90

255
49
60
146

243

284
70
80
134
110
2

Planned Unit Development – General Development Plan
Sugar Creek Commons

Density (du/ac) (7 ac.
excludes hotel property)
Building Height

Total building (s.f)
Building B
Building C
Building D – E – F
Hotel
Building footprint (s.f)
Building B
Building C
Building D – E – F
Hotel

Concept
12/16/16

GDP
3/17/17
36.43

PIP
9/17/17
34.71

Proposal
9/4/18
40.57

3 stories
w/ 4 for
Bldg. DE-F
174,900
55,500
63,000
56,400

3 stories

3 stories

4 stories

283,900
60,000
73,900
150,000
91,700
19,800
23,900
48,000

101,679
20,348
23,556
57,775

435,544
90,472
103,948
179,292
61,842
114,536
22,618
25,987
44,823
21,108

Planned Unit Development Process:
The intent of a planned development is to provide incentives for infill development and
redevelopment in areas of the community that are experiencing a lack of significant
reinvestment. Further, PUD’s are designed to forward both the aesthetic and economic
development objectives of the City by controlling the site design and appearance,
density, or intensity of development in terms of more flexible requirements for land uses,
density, intensity, bulk, landscaping, and parking requirements. In exchange for such
flexibility, PUD’s shall provide a much higher level of site design, architectural control,
and other aspects of aesthetic and functional excellence than normally required for
other developments. The planned development process is a four (4) step process:
Step 1 – Pre-Application Conference: The applicant discusses the project with
Staff prior to moving on to the Plan Commission. Staff provides the applicant with
initial comments on the plan.
Step 2 – Concept Plan: General concept plans (bubble plans) are submitted for
the Plan Commission and Common Council review with no action. The Plan
Commission and Common Council provide feedback on the plans.
Step 3 – General Development Plan (GDP): The intent of the GDP is provide
general, but more detailed than the concept plan, about the proposed
development. A public hearing is held before the Plan Commission. The City
notifies all properties, with a letter, that are located within 200-feet of the property
that is requesting the GDP. The Plan Commission makes a recommendation to
the Common Council. If the GDP is approved, this step provides the zoning
entitlements to the project.
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Planned Unit Development – General Development Plan
Sugar Creek Commons
Step 4 – Precise Implementation Plan (PIP): The final step in the PUD process is
the final approval of all plans including site plan, landscaping, stormwater,
photometric plans, building design, etc. A public hearing is held before the Plan
Commission. The City notifies all properties, with a letter, that are located within
200-feet of the property that is requesting the PIP. The Plan Commission makes
a recommendation to the Common Council. If the PIP is approved, the applicant
can proceed to obtain building permits and start construction of the project.
The applicant is requesting approval of Step 3, GDP, of the PUD process.

Planning Review:
Bulk Requirements:
The Applicant is requesting bulk exemptions as part of the project. The bulk exemptions
requested will help provide a strong street presence along West Verona Avenue and
Legion Street. The building setbacks are consistent with the recently approved Fairfield
Inn and Suites and the Steve Brown Apartments planned development in the West End.
This proposed redevelopment project will provide similar building placement with the
buildings being located along the street and parking in the rear.
Access:
The Applicant is proposing four (4) access points to the development, with one (1)
access being from Legion Street and three (3) points from West Verona Avenue. The
Property as depicted today contains five (5) access points on West Verona Avenue and
the Applicant is able to reduce the access points to three (3) access points. Staff
continues to recommend that the westernmost access point be shared with St. Vincent
de Paul store to reduce the number of access points onto West Verona Avenue as this
particular access point is very close (16 feet away) to the other one depicted in Figure 2.
One option is to close the proposed access point and use St. Vincent’s existing
entrance to allow trucks to access St. Vincent’s property. A new access point could be
created from St. Vincent’s into this Property where the dumpster is located or continuing
to use the turnaround area for access to the parking lots. The Applicant is well aware of
Staff’s access concerns and has voiced that it is not possible to share access. Staff
believes it is possible especially as the Applicant has mentioned future parking
agreements.
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Planned Unit Development – General Development Plan
Sugar Creek Commons

Figure 2 - Access to Sugar Creek Commons

The Applicant has provided pedestrian access through the Property with crosswalks
and sidewalks from West Verona Avenue to the southern portion of the Property as well
as to Legion Street. The hotel and conference center contain crosswalks linking to the
residential and commercial portions of Sugar Creek Commons.
Parking:
The approved 2017 PUD – GDP provided 214 surface stalls, and 313 underground
stalls for a total of 527 parking stalls for the overall site that did not include the hotel or
conference center. In 2017 Staff supported the number of spaces as the underground
parking for the project as a minimum of one (1) underground space was provided for
each unit. The approved PUD – GDP stated “underground parking for Buildings B, C, D,
E, and F will provide at least one designated stall for each proposed residential
apartment unit” (p. 18, General Development Plan Rev. Feb. 21, 2017 narrative).
However, the proposed 2018 PUD – GDP amendment proposes 385 surface stalls, and
313 underground stalls for a total of 698 parking stalls for the overall site including the
hotel and conference center with an additional 63 parking stalls that would be shared
parking. 313 underground stalls were previously approved, which excluded the hotel
and conference center. The Applicant has maintained the same total number of
underground stalls, while adding another building and proposing an additional story of
the previously approved buildings.
The underground parking diagram for Buildings B and C was submitted less than a
week before the Staff report was written and Staff has not fully vetted the underground
parking. At first glance, the parking is now extended underneath the entrance road
between Buildings B and C allowing vehicles to enter and exit via either Building, which
was previously a concern from the Plan Commission. Staff assumes that the parking
stall dimensions meet the standards as there is not a scale referenced in the diagram.
The following table illustrates what was approved in the PUD – PIP from September
2017 compared to the PUD – GDP amendment September 2018.
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Planned Unit Development – General Development Plan
Sugar Creek Commons
Surface
Parking
Sept.
Sept.
2017
2018

Phase 1
Building B
Building C
Hotel/
Convention
Phase 2
Building D
Building E
Building F
Total

78
59

73
53

Underground
Parking
Sept.
Sept.
2017
2018

50
61

111
35
18
17
207

148
385

67
77

Total Parking
Sept.
2017

Sept.
2018

128
120

140
130

30
41
57
45
254

139
313

141
76
75
62
461

287
698

144 underground parking spaces have been provided for Buildings B and C and 139
underground parking spaces are provided for Buildings D, E, and F. The Applicant is
short six (6) underground parking stalls for Buildings B and C. The Applicant has five (5)
extra underground parking stalls for Buildings D, E, and F. Staff has explicitly told the
Applicant that one (1) underground parking stall is required per residential unit. The
Applicant is asking the Planning Commission for an exemption to this request. Per the
Applicant’s narrative:
“First, given the location of the project site in proximity to places of employment,
the downtown Verona area, along a major transit corridor that provides Metro
Transit service, and a regional bike trail, the project site offers multi-modal transit
opportunities. There is a high likelihood that a percentage of residents may not
actually own vehicles. To better serve residential parking demand, parking stalls
will be “unbundled” from the unit leases and leased separately” (p. 18,
Applicant’s narrative).
Staff does not agree with the Applicant’s logic regarding decreasing the number of
overall total parking for the site and not meeting the one (1) underground parking stall
per unit requirement. In September of 2017, the Plan Commission and the Common
Council granted a parking reduction to allow a lower ratio to calculate residential parking
spaces for the entire site, which is similar to other development in the area with the
understanding that the Applicant would meet the underground parking requirement per
unit even if they proposed to increase the number of units. Now, the Applicant is stating
that each resident may choose to pay to park underground. This would drastically
change their parking numbers as some may choose to park on the surface parking lot
that would be needed for the customers and employees of the commercial land uses as
well as visitors to the residential units. Staff has not determined the amount of surface
parking that would be needed for those commercial land uses for the number of parking
spaces as that would be done through the conditional use permit process. Staff’s
underground parking policy at least guarantees an underground parking space for each
residential unit in which they live. Some of these units may or may not have two (2)
6
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vehicles in the household. Further, one (1) space per unit increases the overall quality
of a project.
Staff has serious concerns with the parking numbers as there are sixty-three (63) hotel
parking stalls that will need to have shared parking arrangements. If parking problems
occur for this development, they will occur on the weekends in the evening when guests
arrive at the hotel/conference center, apartment residents are home, and the
commercial businesses are still open with customers and employees. The Applicant has
stated, “The underground parking stalls dedicated for residential uses will be 283 stalls
for 284 units” (p. 20, Applicant’s narrative). This is a bit misleading as the totals are
correct, but it does not mean that people will be able to park in their own building for
underground parking and assumes they will purchase the parking space. Building C
residents may have to park in the underground parking area for Buildings D, E, and F.
Staff does not support decreasing the parking from one (1) underground parking stall
per unit to something less than that and has concerns with the underground parking
stalls becoming detached from the leases.
The Applicant has raised concerns that there might be too much surface parking. Staff
believes the parking could be adjusted, with City approval, prior to the construction of
the last phase of the development (Buildings D-E-F) and will work with the Applicant on
their concerns after the buildings along Verona Avenue are constructed.
Drainage/Stormwater:
Stormwater management details will be reviewed as the project moves forward and
additional details need to be provided as the project progresses.
Landscaping:
Landscaping plans are not required as part of the PUD – GDP submittal. The Applicant
has requested an exemption to allow the minimum landscape surface ratio (LSR) to be
less than .50 (p. 21, Applicant’s narrative). On page 23, the Applicant states that a
landscaping exemption is not requested. In general, Staff will encourage significant
natural landscaping and screening along the southern property line to screen the
industrial property to the south. If additional square footage is approved, additional
landscaping will be required as the landscaping points will change. Staff will not support
an exemption to the minimum landscaping point requirements and encourages the
Applicant to exceed the minimum requirement. Staff is comfortable with the exemption
to the LSR requirement.
Phasing:
The Applicant has initially identified a two (2) phased approach to redeveloping the site.
The four (4)-story commercial and residential buildings in the north side of the site
would be the first buildings constructed with a focus on Building C going first. The
second phase would be the four (4)-story residential building in the south side of the
site. Although the hotel is part of the amended PUD – GDP, the Applicant has not
designated a phase for the development of the building as it could be constructed any
7

Planned Unit Development – General Development Plan
Sugar Creek Commons
time after PIP approval. Staff has no concerns with the phasing at this time as the
phasing plan.
Design:
Based on the narrative, the Applicant proposes to:
Encourage use of high quality materials to create architectural design of long
term value and presence.
Promote articulated building facades that provide appropriate scale and massing
in relationship to site design and adjacent land uses.
Promote visually intriguing architectural features and details that enhance the site
and overall development (p. 16).
The previously approved PUD – GDP contained high quality materials including brick,
cast stone, metal, and cement board siding. Staff will expect the same design features
and materials to be included in the hotel as well as honoring the previous materials that
were approved in the PUD – GDP.

Figure 3 - Building renderings

The Applicant is proposing four (4) story buildings throughout the site as depicted in
Figure 3. The previously approved PUD – GDP contained three (3) story buildings and
excluded the hotel. Staff is supportive of four (4) story buildings on the site so long as
the fourth floor is stepped backed from West Verona Avenue to give the illusion of a
shorter building.
The approved PUD – GDP showed Buildings B and C containing arched pedestrian
walkways for the first floor commercial in the middle of each building allowing
pedestrians to travel from West Verona Avenue through the building to access the
surface parking lot without going to the vehicular access point into the site. Due of
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grading concerns and ADA compatibility, they have been removed in the PUD – GDP
amendment.
PUD Exemptions:
The Zoning Ordinance provides flexible development standards in planned
developments in exchange for higher design standards. Exemptions allowed by
Ordinance include land use, density/intensity, bulk, landscaping, and parking. The
Applicant has identified the following as exemptions required for this project:
1. Setbacks – The Applicant is requesting a front yard setback exemption to be
less than fifteen (15) feet, a side yard setback exemption to be less than ten (10)
feet, and a rear yard setback exemption to be less than twenty-five (25) feet.
Staff is open to these exemptions but cannot support these exemption requests
at this time as the Applicant did not supply Staff with a scaled drawing to
determine the distances for the front, side, and rear yard setbacks that the
Applicant is requesting. If these exemptions are granted at this time, Staff
recommends further discussion at the PIP submissions to ensure the setbacks
are appropriate.
The Applicant is requesting front, side, and rear pavement surface setbacks less
than five (5) feet from the street. Staff is supportive of reducing this setback
requirement as the front pavement would abut the sidewalk. The rear and side
pavement abuts sidewalks next to the building and other pavement for parking
lots.
2. Density – The Applicant is requesting a density exemption. The overall density
for the entire project is 40.57 dwelling units per acre. Staff will support more
density on the site as long as the Applicant can meet the landscaping and
parking requirements.
The Applicant is requesting exemptions to the minimum core dimensions to be
less than the required dimensions for efficiency units, one (1) bedroom units, and
two (2) bedroom units. Staff is supportive of the flexibility with the core
dimensions of the residential units.
3. Parking Reduction – The Applicant is requesting a parking reduction and
exemption to the minimum parking requirements.
As previously discussed, in September of 2017, the Plan Commission and the
Common Council granted a parking reduction to allow a lower ratio to calculate
residential parking spaces for the entire site, which is similar to other
development in the area with the understanding that the Applicant would meet
the underground parking requirement per unit even if they proposed to increase
9
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the number of units. Staff does not support a parking reduction unless the
Applicant meets the one (1) underground parking stall per residential unit.
4. Building Height – The Applicant is requesting a height exemption from the 45foot height requirement and has identified the buildings to be 4-stories.
Staff is supportive of flexibility with the building heights as it will allow the
Applicant to vary the building elevations so long as the buildings remain four (4)stories.
In general, Staff is supportive of most of the exemptions requested for this project. The
Urban Commercial (UC) zoning district allows for a density of 50 dwelling units per acre
and the mixed-use building along Verona Avenue wouldn’t require a density exemption
by itself. Due to the location of the project, Staff is comfortable with the density as it will
help spur redevelopment in this area of the City. Staff is comfortable with the pavement
setback exemptions and will need to review the setback exemption request for the front
and side yard setback. Staff does not support another reduction to the parking
requirements.
Staff Comments:
In general, Staff continues to be supportive of the redevelopment of these parcels as
commercial and multi-family housing. The developer is proposing a high-quality
development that provides a strong commercial presence along Verona Avenue and
provides a smooth transition from the commercial to the residential land uses. Staff is
disappointed the underground parking ratio is not one (1) space per unit and cannot
support the project until that ratio is met.

Recommendation:
Staff recommends the Plan Commission postpone action on the General Development
Plan Amendment for Sugar Creek Commons and direct the Applicant to address the
parking concerns raised by Staff.
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Letter of Intent

www.jsdinc.com

To:

Adam Sayre, City of Verona; Katherine Holt, City of Verona

From:

Kevin Yeska, JSD

Re:

Sugar Creek Commons General Development Plan Second Amendment

JSD Project #:

16-7365

Date:

August 21, 2018
Ron Henshue, FDG; Konner Kearney, FDG; Susan Burgard, FDG; Fred DeVillers, FDG; Dave
Jenkins, JSD; Kevin Yeska, JSD; Corey Huhta, JSD; Jack Kasprzak, JSD; Adam Kaniewski,
JSD; Kurt Schmidt, JSD; Tyler Gustin, JSD; Doug Hursh, Potter Lawson; Jim Beltran, Potter
Lawson

cc:

On behalf of Forward Development Group (FDG), JSD Professional Services is hereby submitting the Second
Amendment to the General Development Plan for Sugar Creek Commons for your review and consideration. The
proposed modifications to the Sugar Creek Commons General Development Plan include:
An increase in commercial gross floor area.
The addition of a fourth story to all residential buildings / increase in residential density.
As the project is subject to market economics, the reduction in density that was part of the First Amendment
to the GDP would jeopardize the financial viability of this project based on the costs incurred for
development of the underlying site. The addition of the fourth story is to increase the number of residential
units. Although a fourth story is being added the building design and materials will remain relatively the same.
Modification to the City’s standard parking requirements to accurately accommodate the parking demand
generated by the proposed mixed-use development.
Commercial parking maintains a minimum ratio of 5 stalls per 1,000 SF of Gross Floor Area (GFA).
Residential parking maintains a ratio of 1.5 stalls per unit through a combination of underground and surface
parking.
For reference, please refer to the comparison below that tracks the modifications that have occurred since the original
Sugar Creek Commons General Development Plan approval in March 2017.
Original GDP Submittal (Tabled January 2017):
Up to 284 Residential Units
Overall Residential Density: 40.77 du/acre
Commercial: Approx. 81,500 SF
First Amendment to GDP Submittal (Approved March 2017):
Up to 255 Residential Units
Overall Residential Density: 36.61 du/acre
Commercial: Approx. 24,800 SF
Proposed Second Amendment to GDP Submittal (Submitted August 2018):
Up to 284 Residential Units
•
Building A – Hotel & Convention Center
•
Building B – 70 Units
•
Building C – 80 Units
•
Building D-E-F – 134 Units
Overall Residential Density: 31.55 du/acre
Commercial: 26,000 SF
The project team looks forward to your review and feedback of the proposed plan amendment.

161 Horizon Drive, Suite 101 Verona, WI 53593 Phone: 608.848.5060 Fax: 608.848.2255
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Intent
Forward Development Group (“FDG”) is seeking City of Verona
approval of the Planned Unit Development General Development
Plan known as Sugar Creek Commons. This redevelopment project
encompasses approximately nine (9) acres and is envisioned
to include four (4) buildings providing commercial/retail, and
residential land uses, surface and structured parking and open
space amenities.
Project Location
The site is located south of West Verona Avenue, west of Legion
Street, and east of the existing St. Vincent de Paul Thrift Store. The
following properties are included in the project redevelopment
area:
501 West Verona Avenue - 286/0608-153-9253-5
503 West Verona Avenue - 286/0608-153-9247-3
507 West Verona Avenue - 286/0608-153-9200-8
509 West Verona Avenue - 286/0608-164-9900-8
509 West Verona Avenue - 286/0608-164-9885-2
513 West Verona Avenue - 286/0608-164-9860-2
100 Legion Street - 286/0608-153-9262-4
501 Topp Avenue - 286/0608-153-5011-5
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508 - 510 Topp Avenue - 286/0608-153-5033-9
514 Topp Avenue - 286/0608-153-5055-3
518 - 522 Topp Avenue - 286/0608-153-5077-7
Topp Avenue Right-of-Way (proposed vacation)

History & City Objectives
The proposed project site was selected based on its prominent
location along West Verona Avenue and in proximity to Verona's
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downtown. Redevelopment of the site presents opportunities to
expand the local economy and to provide additional residential
housing options in a unique mixed-use setting.
The proposed General Development Plan provides a master plan
with land uses, general building square footages, maximum
residential unit allocation, and associated parking for the
development.
The Development Team
Forward Development Group, LLC ("FDG") will act as the developer
of Sugar Creek Commons, assist with planning, entitlements, and
permitting. It is the goal and objective of the ownership team
to develop and maintain a mixed-use property that provides a
and neighborhood context. FDG looks forward to bringing the
successful owner managed and maintained operational model to
the Sugar Creek Commons development.
Overview
FDG is intending to create a mixed-use development consistent
with the City of Verona - Planned Development District procedures.
It is the goal of the development team to reinvest in this area and
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create high-quality architecture, provide enhanced site amenities,
and improve pedestrian connectivity while providing an urban
development that is complementary in character to Verona's
downtown. The location of the site within the City provides a
opportunity to meet the growing demand for housing, leasable
Verona.
Market studies have indicated that the greater Verona area can
support additional housing opportunities targeting diverse age
and demographic segments of the population. With several large
employers within Verona, there is strong demand for high quality
housing options that provide convenient access to downtown
Verona.
The

Sugar

Creek

Commons

redevelopment

project

will

provide opportunities to remediate on-site soil contamination and
revitalize the site to create a gateway into downtown. The project
will include demolition of existing buildings and environmental
remediation of on-site soil contamination prior to construction.
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Community Context
Existing Land Uses:
Currently the parcels that make up the approximately 9-acre site
are a combination of operating and vacated commercial sites and
multi-family residential properties ranging in size and age, zoned
Urban Commercial and Urban Residential.

Adjoining Land Uses:
North of West Verona Avenue:
Single-family dwelling units with various owners in the
Kenwood Subdivision zoned Neighborhood Residential,
Advance Auto Parts, located on a 1.3-acre site zoned Urban
Commercial and owned by Watkins Verona LLC,
An apartment complex on a 1.0-acre site zoned Urban
Residential and owned by Dane county Housing
Redevelopment LLC,
A Subway Restaurant and a KT & Co Boutique on a 0.3-acre
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site zoned Neighborhood Residential and owned by Betty
Pechan, and
Old National Bank on a 0.8-acre site zoned Urban
Commercial.
South of the project site:
Gabbel Meats, on a 1.4-acre industrial parcel owned by Paul
Markhard Properties LLC zoned Urban Industrial,
Two industrial parcels operated by Parisi Construction Co.
Inc. and owned by Verona Ventures LLP. Both parcels are
approximately 1.6-acres and zoned Urban Industrial,
Three residential properties zoned Urban Industrial, and
Three parcels owned by Tjswa Inc zoned Urban Industrial.
West of the project site:
St. Vincent de Paul Thrift Store is located on a 2-acre site
owned by District Council of Madison Inc. St. Vincent de
Paul and zoned Urban Commercial,
A parcel owned by the Verona Hotel Group LLC, zoned
Urban Commercial, on 2.2-acres.
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East of Legion Street:
Sugar River United Methodist Church is located on a 1.7-acre
parcel owned by the Sugar River United Methodist Church
and zoned Urban Commercial, and
The parcel south of the church is the Sugar Creek Elementary
School and zoned Neighborhood Residential.
Overall, the existing land uses include a mix of uses providing
a variety of neighborhood-scale commercial services to the
surrounding residential development and along the West Verona
Avenue corridor.
Site Characteristics
Site Topography
The site is generally level with surface drainage in a southwesterly
direction to catch basins located at low points on the site. The
catch basins drain into a centrally located storm sewer pipe
located on the northern edge of Topp Avenue. The southern
portion of the site has slightly steeper terrain and generally drains
the cul-de-sac of Topp Avenue. Surface drainage on the western
located in the parking lot. In all cases, the catch basins and inlet
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are attached to storm sewer pipes that extend north under West
Verona Avenue. The site provides generally desirable conditions
for developing driveway infrastructure, accessible connections to
Stormwater Management
The stormwater management plan will be designed to meet
City of Verona, Dane County, and Wisconsin Department of
Natural Resources (WDNR) stormwater management standards.
Existing stormwater management facilities include catch basins
located north of Topp Avenue. Existing stormwater facilities
will be maintained or enhanced to the extent applicable for the
development.
Utilities
Municipal utilities are available along West Verona Avenue and
Legion Street. Proposed lateral stubs provide opportunities to
extend utilities to the south and east into the development. Utility
plans will be provided in subsequent PIP Plan approval request
documents.
Environmental Remediation
The property boundary has been evaluated for petroleum based
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residual soil contamination and found that there is contamination
on several of the sites. The contamination will be remediated prior
to development.
Consistency with City of Verona Comprehensive Plan
Located within the new ‘Downtown Overlay District’, this site is an
important and visible location on the main westerly approach into
the downtown area along the West Verona Avenue corridor. The
proposed Sugar Creek Commons PD-GDP is compatible with the
following land use, housing, and transportation goals objectives
and policies as articulated in the City of Verona Comprehensive
Plan, adopted September 14, 2009.
Land Use Goals
Land Use Goal One: Continue Traditional Land-Use Patterns for
the City as the City Grows.
Objective 1-A: Encourage downtown development and
redevelopment.
The Sugar Creek Commons General Development Plan provides:
Redevelopment of obsolete commercial buildings within the
‘New Downtown Overlay District’.
Incorporates higher density housing in a mixed-use
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environment.
Provides additional housing options, styles, and densities
within the larger context of the City of Verona and in proximity
to downtown.
Provides adequate off-street parking.
Land Use Goal Four: Create a Vibrant and Healthy Urban
Downtown Area
Objective 4-B : Encourage new development and redevelopment
in the downtown area.
The Sugar Creek Commons General Development Plan provides:
Redevelopment within the ‘New Downtown Overlay District’.
Housing Goals
Housing Goal Three: Encourage a Variety of New Housing Options
within the City
Objective 3-A: Provide a mix of owner-occupied and rental
housing.
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The Sugar Creek Commons General Development Plan provides:
A response to a market demand for rental-occupied housing
with the addition of up to 284 new dwelling units to the
development.
Objective 3-B: Provide a mix of single-family, duplex, and multifamily housing options.
The Sugar Creek Commons General Development Plan provides:
Multi-family housing options in the form of studio,
one-,
and
two-bedroom
apartment-style
homes.
Objective 3-C: Provide housing options for a range of household
incomes.
The Sugar Creek Commons General Development Plan provides:
Both high-end housing and affordable housing.
Housing Goal Four: Promote Housing that is Supportive of MassTransit:
Objective 4-A: Promote high density housing in the center of the
city.
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The Sugar Creek Commons General Development Plan provides:
the ‘New Design Downtown Overlay District’. The anticipated
overall density is 31.55 dwelling units per acre.
Transportation Goals
Transportation Goal Two: Provide Adequate Transportation
Systems in and around Verona to Insure Easy Movement of
People and Goods
Objective 2-A: Provide mass-transit service as an alternative to
automobiles.
The Sugar Creek Commons General Development Plan provides:
Increased density to continue to support Route 55 - Metro
Transit Route and accommodate the current bus stops.

The Sugar Creek Commons General Development Plan provides:
Bicycle lanes along Legion Street and West Verona Avenue to
create a connection to the Military Ridge State Trail.
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Objective 2-F : Improve pedestrian facilities
The Sugar Creek Commons General Development Plan provides:
Sidewalk connections to existing commercial and residential
development surrounding the site.
Outdoor seating, terrace, and courtyard areas may be
proposed to serve public and residential pedestrians.
Interconnectivity to buildings within proposed master plan via
proposed sidewalk and crosswalks.
Consistency with Downtown Overlay District
Much of the proposed project boundary is located within the
Downtown Overlay District, as referenced on the ‘Proposed New
Downtown Overlay District’ map dated August 1, 2012. This
overlay district is intended to facilitate a cohesive and visually
pleasing downtown area. The district includes design guidelines
and objectives that speak to and encourage enhanced design
aesthtics and economic growth within this area. According to
Section 13-1-372 in the City’s Zoning Code, the purpose of the
Downtown Design and Use Overlay Zoning District is to:
1. Create a vibrant, functional, and attractive commercial
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downtown.
2. Take advantage of the “Gateway to Verona” aspect of Verona
Avenue.
3. Take advantage of Verona Avenue as potential bustransportation corridors.
4. Promote economic development and redevelopment in the
downtown area rather than on the periphery of the city.
5. Encourage consistent design along Verona Avenue.
6. Protect adjacent residential properties from commercial
activities along Verona Avenue.
7. Preserve existing and promote new tax bases within the City’s
downtown area.
The proposed Sugar Creek Commons General Development
insofar as:
1. The proposed development includes reduced building
buildings to create a vibrant, functional, and attractive
streetscape for the West Verona Avenue corridor.
2. The integration of architecture utilizing high-quality, authentic
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“Gateway to Verona”.
3. The anticipated land uses and density will assist with
encouraging bus service along West Verona Avenue (Route
55).
4. The redevelopment of the site provides an opportunity for
environmental remediation for new construction to encourage
redevelopment in an already active corridor as opposed to the
periphery of the city.
5. Consistency and compatibility in design to other successful
developments along West Verona Avenue.
6. The proposed development provides an appropriate
transition between the intensity of West Verona Avenue and
the surrounding single-family residential neighborhoods.
7. The proposed development will increase the tax base within
the downtown area both from a business and residential
perspective.

implemented (See Phasing Plan):

Development Phasing Plan
It is intended that the master plan will be implemented
concurrently in several small phases. FDG intends to coordinate
with the City to complete the environmental remediation of
the site prior to construction. Once the planned development
process has been completed, it is anticipated (subject to
change) that the following construction phases would be

Residential: Market-rate renter-occupied units will feature a
balance of studio, one-bedroom, and two-bedroom units that
create options for Verona’s diverse age and income demographic
base. At this time, the General Development Plan proposes a
general mix of market rate residential units with the approximate
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1.
2.
3.
4.
5.
6.

Environmental Rediation
Underground utility and grading improvements
Buildings C
Building B
Hotel and Conference Center
Building D-E-F

A developer’s agreement will ensure proper phasing of the
development.
Proposed Land Uses
The Sugar Creek Commons development is intended to provide
a mix of land uses along the West Verona Avenue corridor,
including residential, commercial, and hospitality service uses.
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unit square footage sizes indicated:
Studio/1 BR/1 BA: 575-850 s.f.*

In addition to residential units, square footage for common space
will be devoted to Buildings D, E, and F.
Commercial: The proposed commercial mix is intended to
create a diversity of accommodations, goods, and services in the
Verona area. The plan offers community retail land uses. At this
time, the GDP proposes a mix of commercial options varying in
square footage and type of use including, but not limited to, the
following:

Hotel and Convention Center (Hospitality): A hotel and convention
center is envisioned to serve the project site and community in
providing lodging, hospitality, and indoor entertainment. The
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proposed use will feature business and event services in addition
to the hotel lodging.

Residential Property Management and Operations
FDG will have a management and personnel plan to ensure
the responsibilities of day-to-day management of the rental
component of Sugar Creek Commons. The rental properties of
Sugar Creek Commons will be staffed by experienced and well
trained employees. The property manager will conduct applicant
screenings and property management personnel meetings and
will be the key contact for the property. The maintenance staff
will conduct monthly management meetings that will detail
plans to complete property maintenance tasks and to handle all
maintenance issues. There will be regular property inspections of
the property.
Training
All management employees will have thorough training and
development to ensure roles and performance is to the standards
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suitable to maintain a high quality residential property.
Applicant Screening
All resident application forms will contain detailed information
from the applicant to ensure that Sugar Creek Commons will
attract and retain quality residents.
That information will include:

FDG has had proven success based on the relationships that have
been forged with our residents, business partners, municipalities
and communities in which we are located within. Another key to
the successful development model is the continued reinvestment
in managed properties to keep them up to date and functioning
properly. By upgrading and improving these properties on a
regular basis, FDG will continue to attract quality residents.

Sugar Creek Commons - General Development Plan

Sugar Creek Commons General Development Plan Data
The Sugar Creek Commons General Development Plan features a
mixed-use development, including commercial/retail and multifamily residential land uses.
Sugar Creek Commons Development Data
Total property area: 8.99 acres = 392,031 square-feet
On-site regional stormwater facility to meet state & local
site plans.
Number of proposed buildings: 4
2 mixed-use,
1 multi-family residential
1 commercial
Overall density for the overall redevelopment boundary:
284 units/8.99 acres = 31.55 du/acre
Footprint of All Buildings: Approximately 113,400 s.f.

Hotel and Convention Center Operations
A hotel operator will professionally manage and operate the
hotel, convention center and associated services.
Page 11
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Building A - 4- Story Hotel & Conference Center - Commercial
Lot Area: 90,708 s.f.
Number of Stories: 4 story
Hotel Rooms: Up to 110 rooms
Convention Center Capacity: 250 person
Hotel First Floor Area: 13,578 s.f.
Convention Center First Floor Area: 7,530 s.f.
Hotel Gross Floor Area: 54,312 s.f.
Hotel/Convention Gross Floor Area: 61,842 s.f.

Page 12
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BUILDING A - HOTEL - COMMERCIAL
ZONING REQUIREMENTS

URBAN COMMERCIAL
(SECTION 13-1-54)

PROPOSED

CONFORM

Maximum Gross Density (MGD)

50.00

n/a

Yes

Maximum Building Coverage

40%

23.27%

Yes

Minimum Lot Area

6,500 sf

90,708 sf

Yes

Minimum Street Frontage

50’

240’

Yes

Building Setbacks

Front: 15’
Side: 10’ or 0’ (zero lot line)
Rear: 25’

Front: 15’
Side: ~80’
Rear: ~140’

Yes

Paved Surface Setbacks

Front: 10’
Side: 5’
Rear: 5’

Front: ~10’
Side: ~8’
Rear: ~6’

Yes

Minimum Building Separation

20’

n/a

Yes

Maximum Height ++

45’

4-Story (TBD)

No

Minimum Parking* ++

Indoor Entertainment:
One (1) space per room
One (1) space per
employee
One (1) space per 3
patrons at max capacity
Required = 205 stalls

110 rooms
11 employees
250 person
capacity
Proposed =
141 stalls

No

Landscape Ratio

0.10

0.37

Yes

JANUARY 12, 2017
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Building B - 4- Story Mixed Use - Commercial/Residential:
Lot Area: 73,566 s.f.
Building Footprint: 22,618 s.f (including commercial and
residential uses)
1st Floor Retail Area: 14,000 s.f.
Gross Residential Floor Area: 76,472 s.f.
Overall Gross Floor Area: 90,472 s.f.
Total Units: 70 Units
Implementation Plan approval.

Sugar Creek Commons - General Development Plan

BUILDING B - MIXED USE - COMMERCIAL/RESIDENTIAL
ZONING REQUIREMENTS

URBAN COMMERCIAL
(SECTION 13-1-54)

PROPOSED

CONFORM

Maximum Gross Density (MGD)

50.00

70 units/1.689
acres = 41.44
du/acre

Yes

Maximum Building Coverage

40%

30.75%

Yes

Minimum Lot Area

6,500 sf

73,566 sf

Yes

Minimum Street Frontage

50’

340’

Yes

Building Setbacks ++

Front: 15’
Side: 10’ or 0’ (zero lot line)
Rear: 25’

Front: ~5’
Side: ~20’
Rear: ~20’

No

Paved Surface Setbacks ++

Front: 10’
Side: 5’
Rear: 5’

Front: ~0’
Side: ~0’
Rear: ~0’

No

Minimum Building Separation
++

20’

0’

No

Maximum Height ++

45’

4-Story (TBD)

No

Commercial Land Uses:
One (1) space per 300 sf
of GFA

5 spaces per
1000 sf = 70

Minimum Parking

Landscape Ratio

Residential Land Uses:
2 spaces per 1 bedroom &
2.5 spaces per 2 bedroom
0.10

1.5 spaces per
1 unit overall
= 105
0.12

Yes

Yes

++ Exemption requested
(See parking section for details on parking breakdown & demand)
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Building C - 4-Story Mixed Use - Commercial/Residential:
Lot Area: 71,331 s.f.
Building Footprint: 25,987 s.f. (including commercial and
residential uses)
1st Floor Retail Area: 12,000 s.f.
Gross Residential Floor Area: 91,948 s.f.
Overall Gross Floor Area: 103,948 s.f.
Total Units: 80 Units
Implementation Plan approval.

Sugar Creek Commons - General Development Plan

BUILDING C - MIXED USE - COMMERCIAL/RESIDENTIAL
ZONING REQUIREMENTS

URBAN COMMERCIAL
(SECTION 13-1-54)

PROPOSED

CONFORM

Maximum Gross Density (MGD)
++

50.00

80 units/1.638
acres = 48.84
du/acre

No

Maximum Building Coverage

40%

36.43%

Yes

Minimum Lot Area

6,500 sf

71,331 sf

Yes

Minimum Street Frontage

50’

230’

Yes

Building Setbacks ++

Front: 15’
Side: 10’ or 0’ (zero lot line)
Rear: 25’

Front: ~5’
Side: ~5’
Rear: ~20’

No

Paved Surface Setbacks ++

Front: 10’
Side: 5’
Rear: 5’

Front: ~0’
Side: ~0’
Rear: ~0’

No

Minimum Building Separation

20’

~50’

Yes

45’

4-Story

No

Commercial Land Uses:
One (1) space per 300 sf
of GFA

5 spaces per
1000 sf = 60

Maximum Height ++

Minimum Parking

Landscape Ratio

Residential Land Uses:
2 spaces per 1 bedroom &
2.5 spaces per 2 bedroom
0.100

1.5 spaces per
1 unit overall =
120

Yes

0.18

Yes

++ Exemption requested
(See parking section for details on parking breakdown & demand)
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Building D, E, & F - 4-Story Residential:
Lot Area: 155,269 s.f.
Building Footprint: 44,823 s.f.
Gross Floor Area: 179,292 s.f.
Total Units: 134 Units
Implementation Plan approval.

Sugar Creek Commons - General Development Plan

BUILDING D, E, & F - RESIDENTIAL
ZONING REQUIREMENTS

URBAN RESIDENTIAL
(SECTION 13-1-49)

PROPOSED

CONFORM

Maximum Gross Density (MGD)
++

12 du/acre

39.00 du/acre

No

Maximum Building Coverage

40%

28.87%

Yes

Minimum Lot Area ++

3,600 sf per 2 Bedroom
3,000 sf per 1 Bedroom

155,269 sf for
134 - Units

No

Minimum Street Frontage

50’

160’

Yes

Building Setbacks ++

Front: 25’
Side: 15’
Rear: 25’

Front: ~25’
Side: ~15’
Rear: ~10’

No

Paved Surface Setbacks ++

Front: 10’
Side: 5’
Rear: 5’

Front: ~0’
Side: ~0’
Rear: ~0’

No

Minimum Building Separation

30’ and 50’

~100’

Yes

Maximum Height ++

35’

4-Story

No

Minimum Parking

Residential Land Use:
2 spaces per 1 bedroom
& 2.5 spaces per 2
bedroom

1.5 spaces per
1 unit overall
= 201

Yes

Minimum Core Dimensions ++

One Bedroom: 800 sf
Two Bedroom: 1,000 sf

One: 575-850 sf
Two: 900 + sf

No

Landscape Ratio ++

0.50

0.29

No

++ Exemption requested
(See parking section for details on parking breakdown & demand)
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Exterior Elevations and Materials
The architectural vision for Sugar Creek Commons is intended
to compliment existing surrounding development, while also
creating a unique sense of place. Architectural massing will
establish a strong, urban edge along West Verona Avenue
and Legion Street, creating an active urban environment with
buildings oriented toward the streets. All of the proposed
buildings will utilize high-quality durable materials in their
design to add scale and texture to the development.

Sugar Creek Commons - General Development Plan

architectural design of long term value and presence.
Promote articulated building facades that provide appropriate
scale and massing in relationship to site design and adjacent
land uses.
Promote visually intriguing architectural features and details
that enhance the site and overall development.

The overall scale of the four-story buildings will be broken down
into smaller elements by incorporating changes in exterior
materials and by stepping architectural forms. Prominent
promote an "entrance" element. Canopies, awnings, or similar
elements will be used to celebrate common building entrances.
Parking will be located behind or below the buildings to create
an urban and pedestrian oriented environment.
Site design and building architecture have been conceptualized
with the following architectural themes and principles:
Encourage the strong use of high-quality materials to create
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Site Circulation and Parking
Vehicular Circulation
The site is bounded by West Verona Avenue to the north and
Legion Street to the east. West Verona Avenue is a major westeast arterial and primary local travel route with direct access to
downtown Verona and extended access to S.T.H. 18-151 North.
Vehicular access to this site will be provided by three (3) driveway
entrances off of West Verona Avenue and one (1) driveway
entrance off of Legion Street. Vehicular circulation within the site
will be connected internally by private drives and parking lots.
Surface parking as well as underground parking will be accessible
by driveways sited to encourage safe, equitable access to internal
site areas and buildings.
Pedestrian Circulation
Pedestrian circulation and connectivity is integrated within the

Sugar Creek Commons - General Development Plan

other areas of Verona.
Sugar Creek Commons General Development Plan incorporates
a public bicycle lane on West Verona Avenue and Legion Street,
north and west of the project boundary as we anticipate this
improvement will be designed by the City of Verona. The on-road
connection provides a link to the Military Ridge State Trail, a 40mile trail corridor in Iowa County and Dane County connecting
Dodgeville to Madison.
Parking
On-site parking will accommodate residents and visitors with
underground and shared surface parking areas designed to provide
convenient and controlled access to the mixed-use, commercial,
and residential development. It is proposed that parking will be
located behind or below buildings to create a more urban and
pedestrian friendly environment. Underground parking areas will
be designed to minimize visual and noise impacts of vehicular

accessible connections to proposed buildings will be required to
promote connectivity within the development and provide a direct
connection to West Verona Avenue and Legion Street to promote
walk-ability and multi-modal transportation opportunities to
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Parking Requirement per Zoning Code
Sec. 13-1-49(c)(2)(g), Sec. 13-1-89(b)(4), and Sec. 13-1-89(c)
(4)* of the City of Verona zoning code were used to calculate
conventional parking requirements.
Minimum number of off-street parking spaces required (includes
garage and designated parking surface):
One Bedroom: 2 stalls
Two Bedroom: 2.5 stalls and
Commercial: 1 stall per 300 s.f. (3.33 stalls per 1000 s.f.)
Hotel:
-1 per unit (room) & 1 per staff on largest shift
Convention Center / Indoor Entertainment:
-1 per 3 patrons at maximum capacity
Proposed GDP Parking Requirement
parking standards at Sugar Creek Commons are proposed:
Residential: 1.5 stalls overall per 1 unit
Commercial: 5 stalls per 1,000 s.f.
Hotel: 1 per unit (room) & 1 per staff on largest shift
Convention Center: 1 per 3 patrons at maximum capacity
Page 18
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Based on these requirements, a total of 761 parking spaces
are required, including 426 residential, 130 commercial, and
205 hotel/convention center.
The evaluation of parking demand was based on project site
location, parking need, and use generated demand. First,
given the location of the project site in proximity to places of
employment, the downtown Verona area, along a major transit
corridor that provides Metro Transit service, and a regional bike
trail, the project site offers multi-modal transit opportunities.
There is a high likelihood that a percentage of residents may not
actually own vehicles. To better serve residential parking demand,
parking stalls will be "unbundled" from the unit leases and leased
separately.
Given the nature of mixed-use development with alternating hours
of operation and peak parking demand between uses, shared
parking, when used can be successful and provide development
maintaining parking areas, reduce the amount of impervious
surface.
The following tables are provided summarizing parking demand
for each building.
JANUARY 12, 2017
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Hotel and Convention Center Parking
HOTEL/
CONV.

Mixed-Use (Commercial) & Residential

LAND USE
AREA

REQUIRED PARKING PER CONV.
ZONING*

TOTAL PARKING REQUIRED
PER PD

Convention

7,530 sf

1 per 3 patrons at 250 max.
capacity = 84 Stalls

1 per 3 patrons at 250 max.
capacity = 84 Stalls

Hotel
(110 rooms)

54,312 sf

Up to 110 rooms = 110 stalls
11 employees = 11 stalls

TOTAL

61,842 sf

205 Stalls

Up to 110 rooms = 110 stalls
11 employees = 11 stalls

TOTAL STALLS
PROVIDED

141 Stalls***

205 Stalls

Mixed-Use (Commercial) & Residential Parking
BUILDING B

Commercial

LAND USE
AREA
14,000 sf

Residential
(70 units)

76,472 sf

TOTAL

90,472 sf

REQUIRED PARKING PER
CONV. ZONING*
1/300 sf = 47 Stalls
(2) stalls per 1 bdrm
(2.5) stalls per 2 bdrm
187 - 222 Stalls
(subject to unit mix)

TOTAL PARKING REQUIRED
PER PD

TOTAL STALLS
PROVIDED

175 Stalls

REQUIRED PARKING PER
CONV. ZONING*

TOTAL PARKING REQUIRED
PER PD

Commercial

12,000 sf

1/300 sf = 40 Stalls

5/1000 sf =
60 Stalls Required

Residential
(80 units)

91,948 sf

(2) stalls per
1 bdrm
(2.5) stalls per 2 bdrm

(1.5) stalls per
1 Unit @ 80 Units =
120 Stalls Required

TOTAL

103,948 sf

200 - 240 Stalls
(subject to unit mix)

180 Stalls

LAND USE
AREA

REQUIRED PARKING PER
CONV. ZONING*

BUILDING D,
E, & F

Residential
(134 units)

5/1000 sf = 70 Stalls Required
(1.5) stalls per
1 Unit @ 70 Units =
105 Stalls Required

LAND USE
AREA

BUILDING C

140 Stalls**

TOTAL

(2) stalls per
1 bdrm

179,292 sf

179,292 sf

(2.5) stalls per
2 bdrm
268 - 335 Stalls
(subject to unit mix)

TOTAL PARKING REQUIRED
PER PD
(1.5) stalls per
1 Unit @ 134 Units
= 201 Stalls Required

TOTAL STALLS
PROVIDED

130 Stalls**

TOTAL STALLS
PROVIDED

287 Stalls**

201 Stalls

TOTAL PARKING
REQUIRED
PER CONV. ZONING*

TOTAL PARKING
REQUIRED PER PD

TOTAL STALLS
PROVIDED IN PD

TOTAL SHARED
STALLS

TOTAL STALLS
PROVIDED IN
PD (w/ SHARE
AGREEMENTS)

860 - 1,002 Stalls

761 Stalls

698 Stalls

63 Stalls

761 Stalls

Note:
* Conventional parking requirements derived from Section 13-1-89 & Section 13-1-49 of the Zoning Code
** Net difference of stalls required subject to shared parking agreement within Sugar Creek Commons
*** Net difference of stalls required subject to off-site shared parking agreements & PIP Approval
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A total of 761 parking spaces are provided in the GDP,
including shared parking arrangements for 63 hotel stalls; 385
surface stalls, and 313 underground stalls. The underground
parking stalls dedicated for residential uses will be 283 stalls
for 284 units.
Although not counted in the overall parking analysis, a total of 16
public on-street parking stalls will be provided on West Verona
Avenue and Legion Street. The parking lane will be 8’ in width.

Sugar Creek Commons - General Development Plan

Site Features
Landscape Design
Landscape materials and design will compliment and build upon
visual themes and styles established within the West Verona
Avenue corridor and the Downtown Overlay District. Landscaping
will be provided throughout the development to enhance the
open spaces on site, both public and private spaces. Native and
the edges of the development and accent architectural features.
Overall, landscape design will meet the City standard requirements
pursuant to the zoning code.
See the conceptual landscape plan for more details on landscape
goals and objectives.
Open Space and Recreational Amenities
The context and location of the project site provides a unique
opportunity to create a development that is successfully
integrated into the existing neighborhood. Open space is a
critical component to the multi-family development providing
a courtyard area that functions as an amenity and usable space
for residents and visitors. Both public and private open space
amenities are being provided on site to encourage a variety of
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active and passive recreation opportunities, including private

Requested Underlying Zoning Exemptions

Rationale for Planned Unit Development Zoning
Planned Unit Development Zoning is requested to allow for

Land Use Exemptions
13-1-49(b)(2)(c) Exception to permit apartment use by right, not
as a conditional use; 3,600 s.f. per du.

while ensuring compliance with the basic intent of the City zoning
and land development requirements.

Flexibility in design and development standards resulting
in a unique, quality development consistent with the City's
overarching land use goals and policies.
Optimization of site and lot utilization with reduced site and
pavement setbacks to encourage a more urban development
while providing safe and controlled access to parking areas
and building entries.
Flexibility in parking standards to encourage reduced parking
to optimize redevelopment opportunities and increased tax
base.
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13-1-54(b)(1) Exception to permit apartment use by right.
Density and Intensity Exemptions
13-1-49(c)(1)(a)(1) Exception to permit the maximum goss
density to be more than 12.00 du/acre.
13-1-49(c)(1)(a)(4) Exception to permit minimum landscape
surface ratio (LSR) to be less than .50.
13-1-49(c)(2)(a)(4) Exception to permit a lot area for an
apartment to be less than 3,600 s.f. per 2 bedroom and 3,000 s.f.
per 1 bedroom.
Bulk Exemptions
13-1-49(c)(2)(c)(1) Exception to permit a front or street side
setback to be less than 25’.
13-1-49(c)(2)(c)(3) Exception to permit a side lot line setback to
be less than 15’.
JANUARY 12, 2017
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13-1-49(c)(2)(c)(5) Exception to permit a rear lot line setback to
be less than 25’.

13-1-54(2)(h) Exception to permit minimum core dimensions to
be less than 24’ x 40’.

13-1-49(c)(2)(c)(9) Exception to permit a side and rear paved
surface setback less than 3’or 10’ from the street.

13-1-54(d)(2)(c)(1) Exception to permit a front setback less than
15’ from the front or street side lot line to structure.

13-1-49(c)(2)(e) Exception to permit a building/dwelling unit
greater than 35’ in height.

13-1-54(d)(2)(c)(4) Exception to permit a side lot line setback
less than 10’.

13-1-49(c)(2)(d) Exception to permit minimum dwelling unit
separation of less than 30’.

13-1-54(d)(2)(c)(5) Exception to permit a rear setback less than
25’.

core

13-1-54(d)(2)(c)(7) Exception to permit paved, front, side and
rear setbacks less than 10’ and 5’.

13-1-49(c)(2)(h)(2) Exception to permit minimum core
dimensions to be less than 800 s.f. for one (1) bedroom units.

13-1-54(d)(2)(d) Exception to permit a building separation of
less than 20’.

13-1-49(c)(2)(h)(3) Exception to permit minimum core
dimensions to be less than 1,000 s.f. for two (2) bedroom units.

13-1-54(d)(2)(e) Exception to permit a building greater than 45’
in height.

13-1-49(d)(2)(d) Exception to permit a minimum building
separation less than 50’.

13-1-49(2)(g)(2) Exception to permit minimum number of offstreet parking spaces to be less than 2.0 per one bedroom unit.

13-1-49(c)(2)(h)(1)
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13-1-49(2)(g)(3) Exception to permit minimum number of offstreet parking spaces to be less than 2.5 per two bedroom unit.
13-1-89(b)(4) & (c)(4) Exception to permit minimum number of
off-street parking spaces to be greater than 1 space per 300 s.f.
Landscaping Exemptions
None requested.
Signage Exemptions
Signage will be consistent with the signage standards of Article I,
"Signage Regulations," Section 13-1-325. A full signage plan will
be submitted with the Precise Implementation Plan as signage
for the overall development has not been completed at this time.
Appendices
Phasing Plan Exhibit
Shadow Study Exhibit
General Landscape Plan Exhibit
Underground Parking Exhibit
Fire Access Exhibit
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BUILDING A

(HOTEL & CONVENTION CENTER)
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~61,840 SF GROSS FLOOR AREA
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S. LEGION ST.

HOTEL

100 ROOMS
15,000 SF
4-STORIES

C

PLANT SCHEDULE
SYM
QTY. BOTANICAL NAME
CLIMAX TREES

COMMON NAME

SIZE

ROOT

GB

0

Autumn Gold Ginkgo

GINKGO biloba 'Autumn Gold'

2" Cal.

B&B

GP

0

Princeton Sentry Ginko

GINKGO biloba 'Princeton Sentry'

2" Cal.

B&B

OG

0

October Glory Red Maple

ACER rubrum 'October Glory'

2" Cal.

B&B

BO

0

Burr Oak

QUERCUS macrocarpa

2" Cal.

B&B

SH

0

Streetkeeper Honeylocust

GLEDITSIA triacanthos f. inermis 'Draves' PP 21698

2" Cal.

B&B

NH

0

New Horizon Elm

ULMUS x 'New Horizon'

2" Cal.

B&B

Landscape Plan Zoning
Guidelines
Building Foundations

TALL DECIDUOUS TREES
ABM

0

Autumn Blaze Maple

ACER x freemanii 'Jeffersred'

2" Cal.

B&B

GL

0

Greenspire Littleleaf Linden

TILIA cordata 'Greenspire'

1-1/2" Cal.

B&B

RB

0

River Birch

BETULA nigra

1-1/2" Cal.

B&B

TALL EVERGREEN TREES
BHS

0

Black Hills Spuce

PICEA glauca var. densata

5' Min. Ht.

B&B

CBS

0

Colorado Blue Spruce

PICEA pungens 'Glauca'

5' Min. Ht.

B&B

MEDIUM DECIDUOUS TREES
CSP

0

Cleveland Select Pear

PYRUS calleryana 'Cleveland Select'

6' Min. Ht.

B&B

AT

0

Three-flowered Maple

ACER triflorum

6' Min. Ht.

B&B

Open Space Recreational Areas

GC

0

Gold Cargo Arborvitae

THUJA occidentalis 'Gold Cargo'

3-4' Ht.

B&B

HA

0

Holmstrup Arborvitae

THUJA occidentalis 'Holmstrup'

3-4' Ht.

B&B

MJ

0

Mountbatten Juniper

JUNIPERUS chinensis 'Mountbatten'

3-4' Ht.

B&B

A
ERON
W. V

LOW DECIDUOUS TREES
ABS

0

Autumn Brilliance Serviceberry

AMELANCHIER x grandiflora 'Autumn Brilliance'

4' Min. Ht.

B&B

RHS
JC
PFC

0
0
0

Robin Hill Serviceberry
Jewelberry Crabapple
Prairifire Crabapple

AMELANCHIER x grandiflora 'Robin Hill'
MALUS 'Jewelberry'
MALUS 'Prairifire'

4' Min. Ht.
4' Min. Ht.
4' Min. Ht.

B&B
B&B
B&B

AVE.

C
ING
UILD
ED B
S
O
P
PRO

LOW EVERGREEN TREES
IJ
MJ

0
0

Iowa Juniper
Meyer Juniper

JUNIPERUS chinensis 'Iowa'
JUNIPERUS squamata 'Meyeri'

3' Min. Ht.
3' Min. Ht.

B&B
B&B

BG

0

Berkman Gold Arborvitae

THUJA occidentalis 'Berkman'

3' Min. Ht.

# 3 Cont.

CS

0

Redosier Dogwood

CORNUS sericea

36" Min. Ht.

# 3 Cont.

SWN

0

Summer Wine Ninebark

PHYSOCARPUS opulifolius 'Seward' Summer Wine

36" Min. Ht.

# 3 Cont.

ACV

0

American Cranberrybush Viburnum

VIBURNUM trilobum

36" Min. Ht.

# 3 Cont.

MV

0

Common Witchhazel

GDP BOUNDARY
(9.27 TOTAL ACRES)

TALL DECIDUOUS SHRUBS

Hamamelis virginiana

36" Min. Ht.

# 3 Cont.

MKL

0

Miss Kim Lilac

SYRINGA patula 'Miss Kim'

36" Min. Ht.

# 5 Cont.

KSV

0

Korean Spice Viburnum

VIBURNUM carlesii

36" Min. Ht.

# 3 Cont.

AWV

0

Arrowwood Viburnum

VIBURNUM dentatum

MV

0

Blue Muffin Arrowwood Viburnum

36" Min. Ht.

# 3 Cont.

VIBURNUM dentatum "Blue Muffin"

36" Min. Ht.

# 3 Cont.

LH

0

Limelight Hydrangea

HYDRANGEA paniculata 'Limelight'

24" Min. Ht.

# 2 Cont.

AH

0

Annabelle Hydrangea

HYDRANGEA arborescens 'Annabelle'

24" Min. Ht.

AC

0

Alpine Currant

RIBES alpinum

24" Min. Ht.

FS

0

Fragrant Sumac

RHUS aromatica

24" Min. Ht.

# 3 Cont.

VT

0

Spring Red Compact Cran. Vib.

VIBURNUM trilobum 'Spring Red'

24" Min. Ht.

# 3 Cont.

WRW

0

Wine and Roses Weigela

WEIGELA florida 'Wine and Roses'

24" Min. Ht.

# 3 Cont.

SN

0

Common Snowberry

SYMPHORICARPOS alba

24" Min. Ht.

# 3 Cont.

ING B
UILD
ED B
S
O
P
PRO

BRC

0

# 2 Cont.
# 2 Cont.

Brilliant Red Chokeberry

ARONIA arbutifolia 'Brillantissima'

24" Min. Ht.

# 3 Cont.

ASD

0

Artic Sun Dogwood

CORNUS sanguinea 'Cato'

24" Min. Ht.

# 3 Cont.

0

Kelsey's Dwarf Redosier Dogwood

CORNUS sericea 'Kelseyi'

24" Min. Ht.

# 3 Cont.

MCS

0

Magic Carpet Spirea

SPIREA x japonica 'Magic Carpet'

24" Min. Ht.

# 3 Cont.

PFJ

0

Compact Pfitzer Juniper

JUNIPERUS chinensis 'Pfitzeriana compacta'

18" Min. Ht.

# 3 Cont.

TY

0

Taunton Yew

TAXUS x media 'Tauntonii'

18" Min. Ht.

# 3 Cont.

LOT 1

LOT 2

MEDIUM EVERGREEN SHRUBS

TM

0

Dark Green Spreading Yew

TAXUS x media 'Dark Green'

18" Min. Ht.

# 3 Cont.

BRJ

0

Broadmoor Juniper

JUNIPERUS sabina 'Broadmoor'

18" Min. Ht.

# 3 Cont.

BUJ

0

Buffalo Juniper

JUNIPERUS sabina 'Buffalo'

18" Min. Ht.

# 3 Cont.

SGJ

0

Sea Green Juniper

JUNIPERUS chinensis 'Sea Green'

18" Min. Ht.

# 3 Cont.

HS

0

Hummingbird Summersweet

CLETHRA alnifolia 'Hummingbird'

18" Min. Ht.

# 2 Cont.

RC

0

Ruby Spice Clethra

CLETHRA alnifolia 'Ruby Spice'

18" Min. Ht.

# 2 Cont.

PROPOSED BUILDING A
HOTEL & CONFERENCE
CENTER

LOW DECIDUOUS SHRUBS

DF
HE

0

Dwarf Fothergilla

0

Endless Summer Hydrangea

HYDRANGEA macrophylla 'Endless Summer'

18" Min. Ht.

# 2 Cont.

0

Compact Eur. Cranberrybush Viburnum

VIBURNUM o. 'Compactum'

18" Min. Ht.

# 2 Cont.

0

First Editions Little Devil Ninebark

Physocarpus opulifolius 'Donna May'

18" Min. Ht.

# 2 Cont.

Little Henry Dwarf Virginia Sweetspire
Knock Out Rose

ITEA virginica 'Little Henry'
ROSA 'RADrazz'

# 2 Cont.
# 2 Cont.

0

Gold Star Potentilla

POTENTILLA fruiticosa 'Gold Star'

18" Min. Ht.
18" Min. Ht.
18" Min. Ht.

0

Mango Tango Potentilla

VC
POD
VD
KO

0
0

PFG
PMT

FOTHERGILLA gardenii

18" Min. Ht.

# 2 Cont.

LOT 4

# 2 Cont.

POTENTILLA fruiticosa Mango Tango

18" Min. Ht.

# 2 Cont.

TY

0

Taunton Yew

TAXUS x media 'Tauntonii'

12" Min. Ht.

# 3 Cont.

BSJ

0

Blue Star Juniper

JUNIPERUS squamata 'Blue Star'

12" Min. Ht.

# 3 Cont.

MA

0

Mini Arcade Juniper

JUNIPERUS sabina 'Mini Arcade'

12" Min. Ht.

# 3 Cont.

LOW EVERGREEN SHRUBS

PERENNIALS
HH

0

Happy Returns Daylily

HEMEROCALLIS 'Happy Returns'

10 - 12" Ht.

# 1 Cont.

EOD

0

Endlesslily Orange Daylily

HEMEROCALLIS 'Endlesslily Orange'

10 - 12" Ht.

# 1 Cont.

HP

0

Pardon Me Daylily

HEMEROCALLIS 'Pardon Me'

10 - 12" Ht.

# 1 Cont.

HM

0

Coral Bells Palace Purple

HEUCHERA micranatha 'Palace Purple'

10 - 12" Ht.

# 1 Cont.

JC

0

Black Snakeroot

CIMICIFUGA ramosa 'James Compton'

10 - 12" Ht.

# 1 Cont.

RF

0

Black Eyed Susan

RUDBECKIA fulgida 'Goldstrum'

10 - 12" Ht.

# 1 Cont.

HBL

0

Hosta Blue Cadet

HOSTA 'Blue Cadet'

10 - 12" Ht.

# 1 Cont.

CA

0

Chinese Astilbe

ASTILBE chinensis 'Pumila'

10 - 12" Ht.

# 1 Cont.

AVR

0

Visions in Red Astilbe

ASTILBE x chinensis 'Visions in Red'

10 - 12" Ht.

# 1 Cont.

ABV

0

Bridal Veil Astilbe

ASTILBE x arensii 'Bridal Veil'

10 - 12" Ht.

# 1 Cont.

RS

0

Russian Sage

PEROVSKIA atriplicifolia

10 - 12" Ht.

# 1 Cont.

ORNAMENTAL GRASSES
CB

0

Feather Reed Korean Grass

CALAMAGROSTIS brachytricha

1 Gal.

# 1 Cont.

CA

0

Karl Foerester Feather Reed Grass

CALAMAGROSTIS x acutiflora 'Karl Foerester'

1 Gal.

# 1 Cont.

LBS

0

The Blues Little Bluestem

SCHIZACHYRIUM scoparium 'The Blues'

1 Gal.

# 1 Cont.

SSG

0

Northwind Switch Grass

PANICUM virgatum 'Northwind'

1 Gal.

# 1 Cont.

DFG

0

Dwarf Fountain Grass

PENNISETUM alopecuroides

1 Gal.

# 1 Cont.

PF

0

Prairie Fire Red Switchgrass

Panicum virgatum 'Prairie Fire'

1 Gal.

# 1 Cont.

PROPOSED BUILDING D-E-F

Parking Lot

Apartment Complex Screening

MEDIUM DECIDUOUS SHRUBS

KDD

S. LEGION ST.

MEDIUM EVERGREEN TREES

LOT 3

LEGEND (SITE PLAN)

CREATE THE VISION

TELL THE STORY

MADISON REGIONAL OFFICE
161 HORIZON DRIVE, SUITE 101
VERONA, WISCONSIN 53593

P. 608.848.5060
CLIENT:

FORWARD DEVELOPMENT
GROUP, LLC

CLIENT ADDRESS:

PROJECT:

WEST VERONA AVENUE
REDEVELOPMENT
PHASE I IMPROVEMENTS

20' WIDE FIRE LANE

FIRE TRUCK

FIRE TRUCK

PROJECT LOCATION:

CITY OF VERONA
DANE COUNTY, WI

PLAN MODIFICATIONS:
#
1
2

Date:
08.10.17
04.05.18

3
4

04.20.18

PIP RESPONSE TO COMMENTS

04.27.18

PROGRESS SET

5

05.14.18
07.05.18

DOCUMENT PACKAGE 1
PIP RESUBMITTAL - BUILDING C

FIRE TRUCK

6
7

Description:
PIP SUBMITTAL
PIP RESUBMITTAL

8
9
10
11
12
13
14
15

Design/Drawn:

ABK
KJY/TB

Approved:

SHEET TITLE:

FIRE ACCESS EXHIBIT

SHEET NUMBER:

EX. A
JSD PROJECT NO:

16-7365

THESE PLANS AND DESIGNS ARE COPYRIGHT PROTECTED AND MAY NOT BE USED IN WHOLE OR IN PART WITHOUT THE WRITTEN CONSENT OF JSD PROFESSIONAL SERVICES, INC.

161 HORIZON DR. SUITE 101A
VERONA, WI 53593

Planning Report
City of Verona
Plan Commission 9-4-2018

Whispering Coves
Concept Plan

Summary: The Applicant has submitted a request for a Concept Plan review of a
198-acre development that would allow for the construction of 378 singlefamily homes, 130 multi-family apartments, 450 senior residential units,
and 8-acres of commercial development. This project requires zoning
map amendment (ZMA), General Development Plan (GDP), Precise
Implementation Plan (PIP), site plan approval, and land divisions.
Property Location: West of County Highway M and south of County Highway PD
Property Owner:

Integra Investments, LLC/ Dennis Midthun
13845 W. Bullard Rd.
Evansville, WI 53536
North Neighborhood LLC
161 Horizon Drive, Suite 101A
Verona, WI 53593

Applicant:

Same

Existing Zoning:
Proposed Zoning:

Rural Agricultural (RA)
Neighborhood Residential (NR) & Mixed Residential (MR)
Planned Unit Development (PUD) Overlay Zone
Vacant
Residential & Commercial

Existing Land Use:
Proposed Land Use:

Figure 1 - Location Map

County Highway
PD

Cross Country Rd.

County Highway M

Northern Lights

Kettle
Creek
North

Whispering Coves
Concept Plan

Site Description:
The Applicant is requesting a Concept Plan (“Application”) to develop approximately
198-acres of land located west of CTH M and south of CTH PD (“Property”), which is
zoned Rural Agriculture (RA-35) within the City of Verona. The Property is within the
North Neighborhood Plan (“Plan”). The Property currently has two (2) single-family
detached dwelling units with various barns and sheds. Access to the houses are
provided by two (2) separate existing driveways from CTH PD.
Land uses surrounding the Property include wooded single-family lots located in the
Town of Verona along CTH PD and to the southwest of the Property. The Kettle Creek
North Subdivision is located to the south of the Property and will contain single-family
homes, which are located in the City of Verona. Farmland is located to the southeast of
the Property along CTH M as well as northeast along CTH PD, which is in the Town of
Verona.

Background:
In February of 2015, the Plan was adopted by the City of Verona. This Application
includes a portion of land that is part of the larger planning area. The Plan recognized
that the majority of the planning area is located within a closed storm water basin, which
does not drain naturally into other water sources. The Plan identified an elementary
school on at least 12-acres of land to serve this area and is to be located within the
Applicant’s development.
In September of 2017, the Applicant held a workshop for the general public and
presented their methods of how to design a development. Attendees offered
suggestions on how to improve the development with wider bicycle paths, verification
that the cul-de-sac can be used for snow storage areas, and confirmation that
emergency vehicles and garbage trucks can easily travel the streets.
In January of 2018, the Plan Commission and the Common Council discussed the initial
review for Whispering Coves. Comments from the Plan Commission included a more
consistent ratio of multi-family housing and single-family housing with the rest of the
City, concern about infrastructure and the closed drainage basin, support smaller
streets, but twenty-four (24)-feet is too narrow, cul-de-sacs should not be considered
parkland, including the school site in the plan, and some supported the villa idea and
others did not. Comments from the Common Council included street widths and
parking, the inclusion of a variety of residential price points, the availability of the
walking and biking trails to the public, the role of the development’s homeowners
association, the layout of water and sewer lines creating possible maintenance
problems in the future, the desire for sidewalks in front of every house, parkland
acreage and use, and speed and traffic control.
In August of 2018, the Common Council approved annexing 198-acres of land into the
City of Verona. This approval rezoned the land from agriculture to rural agriculture (RA35).
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Development Process:
Any development for this Property will have to go through the following development
process and meet all of the requirements prior to receiving a building permit. Some of
these steps may occur concurrently.
Pre-Development Review Agreement – Agreement required of any project
requesting annexation and located in the Town. Agreement requires the
applicant to pay all City costs associated with the development including review
time for City Engineer and City Attorney, which is completed.
Comprehensive Plan Amendment – The Applicant may need to submit a
formal request to amend the City’s Comprehensive Plan to amend the location
of the school.
Pre-Annexation Agreement – The Applicant needs to enter into a preannexation agreement, which is completed.
Annexation – The Property is contiguous to the City of Verona to be annexed,
which was approved in August of 2018.
Zoning – Once the land is annexed into the City of Verona, the land will be
zoned Rural Agricultural (RA-35). The Applicant would need to apply for a
zoning map amendment to change the RA-35 zoning district to a zone that
would be comparable to the type of land use that an applicant proposes.
Planned Unit Development (PUD) – This is necessary as zoning exemptions
are required for the project, which includes a four step review process.
o Step 1 – Pre-Application Conference: The applicant discusses the project
with Staff prior to moving on to the Plan Commission. Staff provides the
applicant with initial comments on the plan, which was completed and is
ongoing.
o Step 2 - Concept Plan: An applicant would create a plan that shows
conceptually how the Property would be laid out with transportation (i.e.
roads, paths, etc.), stormwater management areas, parkland dedication,
buildings (placement and design), and various land uses. This is a way to
gain feedback from Planning Staff and the Plan Commission to determine
if there is consensus on the concept, which is the current Application.
o Step 3 – General Development Plan (GDP): The intent of the GDP is
provide general, but more detailed than the concept plan, about the
proposed development. A public hearing is held before the Plan
Commission. The City notifies all properties, with a letter, that are located
within 200-feet of the property that is requesting the GDP. The Plan
Commission makes a recommendation to the Common Council. If the
3
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GDP is approved, this step provides the zoning entitlements to the
project.
o Step 4 – Precise Implementation Plan (PIP): The final step in the PUD
process is the final approval of all plans including site plan, landscaping,
stormwater, photometric plans, building design, etc. A public hearing is
held before the Plan Commission. The City notifies all properties, with a
letter, that are located within 200-feet of the property that is requesting
the PIP. The Plan Commission makes a recommendation to the Common
Council. If the PIP is approved, the applicant can proceed to obtain
building permits and start construction of the project.
Site Plan – An applicant would create a site plan that contains details for a
written description, location map, property map, landscaping plan, grading and
erosion control plan, elevation drawings, and photometric plan to name a few to
go before the Plan Commission for their approval.
Land Division – An applicant will need to submit a certified survey map and/or
plat to subdivide the property. This would go before the Plan Commission and
the Common Council for their approvals.

North Neighborhood Plan:
The Property is located in the North Neighborhood Plan (”Plan”) in the Central Planning
Area, which is east of Northern Lights Road, south of CTH PD, and west of CTH M. The
Plan recognized that the majority of the planning area is located within a closed storm
water basin which does not drain into other water sources. The Plan identified an
elementary school on at least 12-acres of land to serve this area and is to be located
within the Applicant’s development. The Plan provides the following on the Central
Planning Area, including the Property:
“Land uses include residential, commercial, educational, civic buildings, and
public spaces located within walking distance of one another. Development
within this area will integrate a network of sidewalks, streets, and paths for
pedestrians as well as vehicles. Development patterns will provide residents a
complete neighborhood with the option of walking, biking, or driving to places
within the neighborhood. …Streets will be designed for slower speeds and traffic
is dispersed through various street connections. Walking in the neighborhood will
be a pleasant and interesting activity” (p. 17).
The Plan contains multi-family, single-family, senior living, and commercial land uses
depicted in Figure 2. The Applicant’s residences are within walking distance to one
another or an easy bicycle ride on a path. The Applicant has provided a robust network
of sidewalks and paths throughout the Property with pocket parks located in the cul-desacs. The meandering streets have the ability to create slower speeds depending on the
width of the roads.
4

Whispering Coves
Concept Plan

Figure 2 - Land use from the Plan. The Property is shown inside the red dashed line.

Key Recommendations for the North Neighborhood include the following:
“Provide pedestrian access and amenities as part of all housing developments.
This includes considering location choices for developments that cater to seniors
and families (children) that provide opportunities to walk to school, parks,
shopping, etc.
Encourage housing designs that serve elderly and people with disabilities. This
could include development standards for home construction so that a certain
percentage of new development include specific features such as wide passage
doors, a full bathroom on the main floor, and at least one zero-step entrance.
Plan and construct a pattern of streets, sidewalks, and bicycle facilities that
maximize the connectivity of land uses within the neighborhood and connectivity
to areas outside the neighborhood” (p. 25).
The Applicant has provided opportunities to walk to parks and other residences as part
of this Application as well as the school site depending on the option as depicted in
Figure 3. Staff recommends the Applicant create a wider path along the school property
to ensure there is enough room for students and walkers. Staff hopes and encourages
that the creation of the villas will help support housing that can serve elderly and people
with disabilities as this style of home could lend itself to that use with some careful
internal designs.
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Figure 3 - Option 2 of the Application showing the school site on a portion of the Dregger property.

Land Use:
The Applicant has followed the recommendations from the Plan regarding types of land
uses. The Applicant is proposing three different site options which have subtle changes
in the land uses. Table 1 shows the proposed land uses with acres and number of units.
Table 1
Map

Land Use

Color

Option 1

Option 2

Option 3

Jan. 2018

Acres

Units

Acres

Units

Acres

Units

Acres

Units

Commercial

7.7

----

7.7

----

7.7

----

15.2

----

Multi-family

3.2

130

3.2

130

3.2

130

6.7

250

Senior Living

9.8

450

9.8

450

9.8

450

----

----

School

----

----

6.3

----

12.1

----

----

----

Villas

8.0

43

8.0

43

8.0

43

25.1

110

CR – Single
Family

11.3

67

10.2

59

----

----

----

----

NR – Single
Family

76.9

268

73.5

257

80.7

286

77.1

267

Parkland

19.6

----

19.0

----

19.0

----

20.8

----

Stormwater

26.1

----

25.3

----

23.8

----

20.3

----

Right-of-way

35.4

----

35.0

----

33.7

----

32.6

----

Total

198

958

198

939

198

909

198

627
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The most notable changes revolve around the Community Residential (CR) zone being
removed in option 3, the school, the Neighborhood Residential (NR) unit numbers
changed depending on the option, and the stormwater acreage fluctuates. The numbers
significantly changed from January 2018 due to better design and comments from the
Plan Commission emphasizing the residential policy percentages of seventy (70)
percent single-family to thirty (30) percent multi-family. The Plan Commission asked that
the number of villas be reduced, which the Applicant has done as part of this
Application.
Staff recommends the Plan Commission give the Applicant direct feedback on the
following items:
1. Is the proposed amount of senior living supported within the City?
2. Does the Plan Commission want more multi-family in this location?
3. What residential ratios will be supported for single-family and multi-family on this
Property?

Planning Review:
Bulk Requirements:
The Applicant is requesting several exemptions to the Zoning and subdivision
standards. The Applicant created a table to assist Staff in the review of the bulk
requirements for the Neighborhood Residential (NR), Community Residential (CR), and
Mixed Residential (MR). At this time, Staff did not review the specifics of each standard
for each lot as Staff is waiting to hear comments from the Plan Commission on the
layout of the Property. Staff recommends the Applicant submit a plan in a subsequent
application showing the buildable area to help with the review of the exemptions.
Staff recommends the Plan Commission provide the Applicant feedback regarding a
range of acceptable flexibility for the standards.
Access and Connectivity:
The Applicant is proposing several access points to the proposed development as
depicted in Figure 4. There are three (3) proposed access points from the south with
two (2) from the Kettle Creek North subdivision and the third access point from the
Backus property. One (1) access point into Whispering Coves is from the east along
County Highway M, which needs to be reviewed and approved by Dane County. The
CTH M entrance will be one of the main entrances into the development and will
traverse the commercial district. The northern entrance is from County Highway PD just
east of Windswept Way. The northern entrance will be the main entrance into the
proposed residential section of the development from the north. Additional access
points to CTH PD and CTH M may occur in the future when other lands in the area
develop.
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Figure 4 – Road connections shown in option 3

Depending on the option for the school location, the connectivity internal to the site
changes with option 1, Applicant’s preferred option, containing ten (10) cul-de-sacs.
Option 2 contains nine (9) cul-de-sacs and option 3 contains eight (8) cul-de-sacs. Staff
recommends the Applicant keep the number of cul-de-sacs to a maximum of ten (10) as
the Plan promotes connectivity, which Staff interprets as vehicular, bicycle, and
pedestrian connectivity. Staff recommends an additional road and trail connecting to the
Dregger property in all of the options from the northeastern forty (40) acres similar to the
Backus property.
Staff recommends the Plan Commission give the Applicant direct feedback on the
following item:
1. Are there other vehicular, bicycle, or pedestrian connections that need to be
addressed?
Pedestrian and Bicycle:
The Applicant has provided sidewalks throughout the site as depicted in Figure 5.
Based on the subdivision regulations, all new developments are required to construct
sidewalks on both sides of the streets, which were confirmed in the Plan. A cul-de-sac
bulb would be the exception as a sidewalk is not needed in the center of the bulb. The
Common Council in January of 2018 stated that sidewalks need to be in front of every
home. Staff recommends sidewalks are added to all roadways on both sides of the
road.
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Public Multi-use Path
Public Path - Sidewalk
Private Path - Sidewalk
Parkland Dedication

Figure 5 - Various types of paths and parkland dedication per option 1

The above figure shows public and private paths. The private paths are located near the
villas. Per discussions from the Common Council meeting in January 2018, the
Applicant suggested that the private paths would not be dedicated to the public and
would be maintained by the Home Owners Association (HOA) as they are smaller.
There are two (2) main bicycle paths that traverse the site, one (1) east-west and the
other north-south. These paths are proposed to have a ten (10) foot asphalt path with
clearance on either side of it as depicted in Figure 6. Staff has requested a forty (40)
foot wide path to allow plantings, utilities, lighting, and pavement for the trail. This would
allow enough room to place a force main under the proposed path and would allow for
future maintenance in the area. The Common Council at the January 2018 meeting
suggested at least a twelve (12) foot wide path. Staff is supportive of the path
connections in the development but potentially additional land needs to be dedicated
with the paths and path widths may need to increase.
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Figure 6 - Multi-use path cross-section

Currently, the Applicant has shown conceptual roadway cross-section. The conceptual
cross-sections do not demonstrate if the road is a shared vehicular and bicycle lane or if
there is a separate bicycle lane. Staff needs direction from the Plan Commission as to
how the road cross-section should work for bicycles as this will determine the width of
the roadway. The Common Council recommended that all streets need to
accommodate bicyclist, but did not define how they should be accommodated.
Staff recommends the Plan Commission give the Applicant direct feedback on the
following items:
1. Should sidewalks be required on both sides of the road even on cul-de-sacs?
2. Should the paved multi-use path be a minimum of twelve (12) feet wide?
3. Should on-street bicycles lanes be required or can the bicycles use a shared
travel lane with vehicles? Is the recommendation for all streets or only Streets A
and B?
4. Will we support private trail connections that are located near the villas?
Vehicular and Parking:
The Applicant is proposing several streets and cul-de-sacs in each option. Two (2) of
these streets will continue into previously approved streets in the Kettle Creek North
Neighborhood. These streets will match the existing cross-sections for Tamarack Way
and Hemlock Drive. One (1) new street will provide access to the Backus property south
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of the Property. Three (3) new roads will provide future access to properties north of the
site. There are several cul-de-sacs shown depending on the options, which was
discussed in the access and connectivity section. Some of the cul-de-sacs have
pedestrian paths connecting them to other paths or sections of the neighborhood.
The Plan states that: “Travel lanes are encouraged not to be wider than 12-feet on the
major streets, 10 to 11-feet wide on other streets. Parking lanes should be 8-feet wide”
(p. 8). The widest streets that the Applicant is proposing are forty (40) feet for Streets A
and B with on-street parking. All remaining streets are thirty-two (32) feet wide with
variation between on-street parking on one side, no on-street parking, and no
sidewalks. The Applicant included street cross-sections in their packet.
Staff has discussed various options for the dimension of road widths. The Applicant is
providing a minimum width of twelve (12)-foot wide travel lanes, which was required per
the Plan for major streets, with on-street parking on both sides of the road for a total of
forty (40)-feet wide road for Streets A and B. Staff recommends that on-street parking
become restricted or prohibited in certain areas along Streets A and B due to sight lines
and distances from intersections. Staff will coordinate with the Applicant on those exact
locations through subsequent submittals. The Applicant has twenty-two (22)-foot wide
one-way boulevard section with on-street parking. Staff recommends the on-street
parking be removed from the one-way sections and the cross-section becomes
narrower. Staff recommends this section becomes at most a twenty (20)-foot wide oneway boulevard. The Public Works Commission will be reviewing these dimensions and
other items at their Commission meeting on September 10, 2018.

Figure 7 - Cross-section for 32-foot road

All remaining two (2)-lane roads are thirty-two (32) feet wide. The right-of-way varies per
the street name from fifty-eight (58) feet, which contains sidewalks on both sides as
depicted in Figure 7, to forty (40) feet of right-of-way, which does not have sidewalks.
The proposed cross-sections do not describe the travel lane widths, which the Plan
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stated a minimum of ten (10) or eleven (11)-feet wide travel lanes on other streets. If onstreet parking is required on both sides of the street, the Applicant will need to widen the
minor streets to be a minimum of thirty-six (36)-feet wide. This would create two (2) ten
(10)-foot wide travel lanes and two (2) eight (8)-foot wide on-street parking. There were
comments from the Plan Commission and the Common Council expressing an interest
in smaller streets.
Staff requests the Plan Commission provide feedback to the Applicant and provide
explicit guidance as to what will be supported for the minimum and maximum width of
the road and travel lanes as this will change their site design.
The cross-section for Streets O and P are concerning for Staff. The cross-section is a
forty (40)-foot wide right-of-way with no on-street parking, no sidewalks, and is thirty-two
(32) feet wide curb to curb. These streets are the only access point for the villas with the
villa’s driveways from these streets and contain hammerhead points for turning around
as depicted in Figure 8. Staff’s concerns vary from no parking areas for visitors,
prohibiting on-street parking, and a very small cross-section feeding several homes. If
on-street parking occurred, Staff is concerned about garage pick-up as parked cars
would be in the way even if the parking rotated on opposite sides per day of the week.
Staff has these concerns on anything that is proposed as thirty-two (32) feet wide, but it
is heightened due to the number of driveways from these streets in a short distance.
Staff recommends Streets O and P are private roads with private utilities due to the curb
to curb dimension and the hammerhead turnarounds. This would mean that the HOA or
the residents along the road would address all complaints and maintenance.

Figure 8 - Streets O and P

The Applicant provided Staff with auto-turning movements for a fire ladder truck. All of
the cul-de-sac center islands are wide enough for the truck to easily maneuver. The
auto-turn did not use the hammerhead turnarounds.
A traffic impact analysis (TIA) was completed. The TIA included 366 single-family, 36
townhomes, 250 unit apartments, 93,000 square feet of retail space, 50,000 square feet
of office, and 10,000 square-foot day care center. The Applicant’s preferred land use
option, option 1, contains 378 single-family, 130 unit apartments, and 450 senior
12
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housing. Subsequent submittals will require the TIA to be modified to reflect the final
land uses purposed to verify modifications are not needed to the streets.
Additional parking should be added for off-street parking for the villas as well as
wherever the gang mailboxes would be located. For example, if the mailbox is located
at a cul-de-sac, there should be off-street parking provided near the mailbox.
Staff recommends the Plan Commission give the Applicant direct feedback on the
following items:
1. Should on-street parking be allowed on both sides of the streets for all streets
excluding Streets A and B? If not, what type of parking is recommended such as
none, one-side of the street only, or rotating sides depending on the day?
2. Should the street widths narrow where on-street parking is prohibited rather than
keeping the same dimension as on-street parking sections?
3. What is the minimum and maximum street width that would be acceptable for
streets excluding Streets A and B?
4. Should Streets O and P be private streets?
Drainage/Stormwater:
The Applicant has provided a stormwater management concept plan depicted in Figure
9. The site drains to a kettle located in the eastern portion of the Property. A pump
station will be built by the Applicant in the eastern forty (40) acres to pump the water
towards the west in a force main.
The Plan presented by City Staff to the Capital Area Regional Plan Commission
(CARPC) included plans for a regional storm water management area, which is not
shown on the concept plan. Instead, the Applicant has dispersed the stormwater
management ponds throughout the site rather than in a regional system. The Applicant
has shown approximately fourteen (14) infiltration areas, six (6) wet ponds, and one (1)
large wetland.
The Common Council raised concerns in January of 2018 as to who will maintain the
stormwater facilities as the number of ponds create long-term maintenance/cost
concerns if they are the responsibility of the Utility. The Plan Commission and the
Common Council agreed in January that the wetland area is not a park. Staff
encourages the Plan Commission to provide feedback on the dispersed stormwater
approach rather than a regional storm water facility.
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Figure 9 - Stormwater management concept

Design:
The Applicant’s neighborhood design is a new design for the City of Verona, but is
similar to other residential designs that are typically constrained by topography or
environmental features. The Village of Oregon recently approved a similar design for a
project called the Highlands of Netherwood. This design lessens hardscapes and
promotes more green spaces. The Applicant did not include building renderings at this
time as they are requesting guidance on the overall function of the development.
The design of the neighborhood is curvilinear instead of a straight line orientation to the
streets. The Applicant did include an example of a potential villa style home from Prairie
Walk in Menomonee Falls, Wisconsin. Staff recommends the garages for the villas have
side loaded garages instead of front loaded garages. Staff is concerned about the visual
appearance of the villas from the roadway as the garage door will be prominent feature.
Staff looks forward to reviewing the conceptual building renderings in subsequent
submittals.
Parks:
The Application has stated they are providing approximately 19.6-acres of parkland
dedication. The largest section of parkland, about 9.7 acres, is located in the
southeastern corner of the Property surrounded by detention areas. The parkland is
located in a wetland area noted on the Application as Natural Conservancy Park, which
would allow for passive recreation and prohibit the use of recreational fields. This area
is landlocked and prohibits visibility to entice people to walk around the proposed
pedestrian path. Although the park creates a buffer between the residential and
commercial area, Staff recommends that the park have some utility for the City park
14
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system. The Plan Commission and the Common Council raised concerns over the
wetland being dedicated towards parklands at the January 2018 meetings.
The second largest area of parkland follows the east-west bicycle path depicted in
Figure 10. The east-west bicycle path would connect to the future quarry park to the
west and to the Northern Lights Road bicycle path. Staff agrees that the east-west
bicycle path corridor will have green spaces, but some of the bump outs may not work
well for public park space. In the past, the Parks Department has found it difficult to
define and maintain these meandering boundaries especially when residents encroach
into those areas. Staff recommends the east-west and north-south trails need to be forty
(40) feet wide to allow plantings, utilities, lighting, and pavement of the trail. Staff, the
Plan Commission, and Common Council supported the idea of a linear park at the
January 2018 meeting. Staff continues to support this idea.
The Applicant has shown parkland surrounding detention ponds. Staff would not
support the area around the detention ponds as parks as these are used for
maintenance vehicles for the ponds in the future.

Figure 10 - Parkland shown in green for option 1

The Applicant will go before the Parks Commission on September 19, 2018 to discuss
their Application. The Applicant’s goal is to gain feedback and direction regarding
parkland located in the cul-de-sacs, which has not been done, and if the wetland would
qualify as parkland. Due to size and locations, several of the proposed parklands may
not qualify as parkland. Based on this Application, there may be a need to dedicate
more parkland to meet the dedication requirement for this Property after direction from
the Parks Commission.
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Staff recommends the Plan Commission and the Park Commission give the Applicant
direct feedback on the following items:
1. Will all cul-de-sacs be counted towards parkland or only a couple of the larger
cul-de-sacs?
2. Should the natural conservancy park qualify as parkland dedication?
3. Will we continue to support the north-south and east-west trails as linear
parkland as previous discussed in January of 2018?
School:
The Plan designated a school site as depicted in Figure 11 located in the center of the
Property.
“This school will be centrally located in the neighborhood to allow children to
easily walk or bike to school. At a minimum, this new school will need 12 acres of
land” (p. 11).
“The proposed 12-13 acre elementary school site is located at the center of the
neighborhood. Sidewalks, bike paths, and on-street bike paths should be
provided as safe routes to the school” (p. 20).

Figure 11 - School site from the North Neighborhood Plan ("Plan")

In option 1, the Applicant has removed the school from their property and is proposing
nineteen (19) single-family homes along Streets F, Q, and A. In option 2, the Applicant
has placed 6-acres of the Property to be used for a small portion of the school site,
while 6-acres of the school is located on another property that is not part of the
Application, the Dregger Property. In option 3, the Applicant has placed 12-acres of the
school in the northeastern portion of the Property. The Applicant has met with Verona
Area School District (VASD) and is still in discussions with the school who has stated a
need for an elementary school in this area.
Access for option 3 school site, which was submitted less than a week before the Staff
report was written, will need to be modified if this is the preferred option by the Plan
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Commission. Street M needs to be extended to the Property line past the detention
pond to the Dregger property that would extend to School Road. The path from the
north-south trail branching off to the east towards the school will now need to have a
path or trail connecting to the west connecting to Street B. Comparing option 1, no
school, to option 3, water was contained along the edge of the Property line with the
Dregger property is no longer shown. Staff hopes the Applicant has determined where
the water is now located and is not assuming that it is on the potential school site. The
school site may need to shift south removing some of the single-family homes fronting
on Street F and moving them to the north fronting on Street M.

Figure 12 - Option 3 school site location

Staff supports option 3 where the school location will remain entirely on the Property
and not on someone else’s property, Dregger property, which is not part of the
Application. Additional details of the school site in option 3 need to be reviewed by Staff
since the revision was submitted shortly before this report was completed. The
Applicant will need to request an amendment to the City’s Comprehensive Plan in order
to remove the school site from this Property as shown in option 1, the Applicant’s
preferred option.
Staff recommends the Plan Commission give the Applicant direct feedback on the
following items:
1. What option or options will be supported for the school location? Does it need to
be located adjacent to a park similar to other schools?
2. Would the removal of the school site from this development, which would require
a Comprehensive Plan amendment, be supported or not?
3. Are there any additional items that need to be added to support the preferred
option such as access, connectivity, or parkland?
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Staff Comments:
This 198-acre development is one of the largest the City of Verona has reviewed in
several years. The Applicant is proposing an unfamiliar site design for the City, which
requires the City to determine if the functionality of the development will work. The
Applicant is requesting directives from Staff, City Committees, and Commissions to help
determine what exemption and designs will be approved for the development design.
Major modifications to the development may occur depending on what type of feedback
is given. Staff looks forward to reviewing subsequent plans with greater details.

Recommendation:
Staff recommends the Plan Commission review the submitted material and provide
feedback to the Applicant in addition to specific direction for the following items, which
were included in the report above:
1. Is the proposed amount of senior living supported within the City?
2. Does the Plan Commission want more multi-family in this location?
3. What residential ratios will be supported for single-family and multi-family on this
Property?
4. Are there other connections vehicular, bicycles, or pedestrian that need to be
addressed?
5. Should sidewalks be required on both sides of the road even on cul-de-sacs?
6. Should the paved multi-use path be a minimum of twelve (12) feet wide?
7. Should on-street bicycles lanes be required or can the bicycles use a shared
travel lane with vehicles? Is the recommendation for all streets or only Streets A
and B?
8. Will we support private trail connections that are located near the villas?
9. Should on-street parking be allowed on both sides of the streets for all streets
excluding Streets A and B? If not, what type of parking is recommended such as
none, one-side of the street only, or rotating sides depending on the day?
10. Should the street widths narrow where on-street parking is prohibited rather than
keeping the same dimension as on-street parking sections?
11. What is the minimum and maximum street width that would be acceptable for
streets excluding Streets A and B?
12. Should Streets O and P be private streets?
13. Will all cul-de-sacs be counted towards parkland or only a couple of the larger
cul-de-sacs?
14. Should the natural conservancy park qualify as parkland?
15. Will we continue to support the north-south and east-west trails as linear
parkland as previous discussed in January of 2018?
16. What option or options will be supported for the school location? Does it need to
be located adjacent to a park similar to other schools?
18
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17. Would the removal of the school site from this development, which would require
a Comprehensive Plan amendment, be supported or not?
18. Are there any additional items that need to be added to support the preferred
option such as access, connectivity, or parkland?
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Memorandum / Letter of Intent

www.jsdinc.com

To:

City of Verona Staff, Plan Commission, and Common Council

From:

Rachel Holloway, JSD Professional Services, Inc.

Re:

Whispering Coves Proposed Development Concept Plan

JSD Project #:

17-7777

Date:

August 22, 2018
Fred DeVillers and Ron Henshue (FDG); Dennis Midthun; Dave Jenkins, Bill Dunlop, and Todd
Buhr (JSD)

cc:

On behalf of Forward Development Group (FDG) and Integra Investments (Dennis Midthun sole owner), JSD
Professional Services, Inc. submits the enclosed revised Concept Plans for Whispering Coves, a 200-acre
mixed use development proposed within the North Neighborhood in the City of Verona. This submittal
includes three options for the development concept, which vary based on treatment of a potential future
elementary school site.
The developer team has been coordinating with the City since Spring of 2017 on this project. Meetings to
date include:
A pre-application meeting with City staff (May 2017);
Preliminary design sessions with City staff, Plan Commission and Council (September 2017);
A second pre-application meeting with City planning and public works staff (October 2017);
A meeting with planning, public safety and public works staff on infrastructure goals (October 2017);
Concept review by Plan Commission, Public Works, Parks Committee, and Council (January 2018);
Meetings to discuss the Traffic Impact Analysis (TIA) with staff and City Engineering Consultant
(April and May 2018);
A meeting to discuss the conceptual utility layout with staff and City Engineer (July 2018); and
Other project-specific meetings with key members of staff.
Upon approval of the concept plan, the project team intends to submit a request for rezoning of the property
to Planned Unit Development (PD-GDP) zoning. Concurrent with the rezoning request, a preliminary plat
application will be submitted for the proposed subdivision of lands.
Proposed Land Uses:
The land use plan consists of a 160-acre residential neighborhood and a 40-acre mixed use site along CTH
M. Two alternate options are provided that include a 12-acre site for a future elementary school, consistent
with the City’s long-range plans for this area. These alternative plans are provided for City review, because
no specific plans for a future school have been established by the Verona Area School District. The
developer team requests City direction on which option to pursue for the plat and General Development
Plan.
The west 160 acres of the proposed development will contain the following land uses (acreages are
approximate):

161 Horizon Drive, Suite 101 Verona, WI 53593 Phone: 608.848.5060 Fax: 608.848.2255

Option 1 (recommended option) does not include a school site. It contains 378 single-family
residential homes, at a gross density of 2 to 3 dwelling units per acre. The following lot types will
provide variety in single-family detached housing:
o 268 home lots ranging in size from approximately 9,100 to 35,000 sq. ft. (3.5 units/net acre).
These lots would utilize the NR / Neighborhood Residential zoning district as the basis for
bulk standards.
o 67 home lots at approximately 6,000 to 6,500 sq. ft. (5.9 units/net acre). These lots would
utilize the CR / Community Residential zoning district as the basis for bulk standards.
o 43 home lots ranging in size from 3,100 to 5,600 sq. ft. and surrounded by HOA-maintained
common areas (5.3 units/gross acre including the common areas). These lots would utilize
the MR / Mixed Residential zoning district as the basis for bulk standards.
Option 2 contains a future elementary school site, consistent with the City’s long-range plans for this
area. The school site is located partially on the subject property and partially on the Dreger property.
Option 2 contains 359 single-family residential homes. The densities are the same as in Option 1;
the difference is a loss of 19 single-family lots and a small amount of open space to accommodate
the school.
Option 3 contains a school site entirely on the subject property. It contains 329 single-family
residential homes. The densities are the same as noted above, except this option does not contain
any medium-sized lots. The other key differences are a loss of 49 single-family lots compared to
Option 1, and more open space converted to school use.
The east 40 acres will contain the following land uses:
9.8 acres for up to 450 senior residential housing units, including a range of independent and
assisted living;
3.2 acres for up to 130 market-rate apartment units;
8 acres for neighborhood-serving commercial sites
13 acres for public open space.
Platting and development will be phased, with the first phase consisting of the two central “40s” in the south
as well as the east 40. This is consistent with the recommended phasing in the North Neighborhood Plan.
Street Network and Traffic Impact Analysis (TIA)
The concept plan has been developed to provide primary access to CTH M via a neighborhood collector
street (“Street A”). Access is provided to County Highway PD via another neighborhood collector street
(“Street B”), and another future connection through the Dreger property. Connections are also provided to
the west (to the future city park), and to the south via Hemlock Drive and Tamarack Way.
A preliminary TIA was submitted for City review on May 25, 2018. Review comments were received from
AECOM, and additional analysis was done in response to the comments received (see enclosed
Supplementary TIA Analysis). The findings were provided to City staff at a coordination meeting on July 24,
2018 and reviewed at that time. The enclosed analysis: 1) assisted in determining the impacts of multiple
CTH M access points, 2) confirmed that using stop controls at the planned intersections on Street A and a
street to CTH PD through the Dreger Tract would function within standards; and 3) confirmed the amount of
development that could occur with a stop-controlled intersection at CTH M.
An analysis of a four-way stop intersection of the two neighborhood collectors, north-south and east-west,
was not performed since the traffic volumes for the tee-intersections are projected to perform at level of
service (LOS) A and the four-way would be expected to perform near the same level. The development will
also provide continuous routes from Cross Country Road to CTH PD via Hemlock Drive.
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Other comments received by the developer on the TIA were editorial in nature and are not expected to
impact the findings of the analysis. The final TIA with City comments addressed will be provided with the
Preliminary Plat following City concurrence with the Concept Plan.
Utility Layout
The developer provided two alternate utility layouts on June 15, 2018 that are feasible to construct to serve
th
the development. Review comments were received from AECOM on July 20 , and plans were discussed
th
with staff on July 24 at a coordination meeting.
Both layouts provide gravity sewer for the majority of the development. Based on comments and guidance
received from staff, the developer evaluated the design to confirm that a pump station is not required to
serve the lots on the western-most part of the site. The City Engineer (AECOM) and staff prefer a gravity
draining system to reduce operational costs, so an appropriate gravity fed system will be designed for
submittal with the preliminary plat. The utility concepts include Option 1 which places the majority of
manholes in parkways, adjacent to pavement while still allowing for maintenance. Option 2 reflects typical
City utility configuration with manholes in the center of the streets. Based on the review of the two options,
developer recommends continued coordination for the selection of the option or variant that provides the
lowest life-cycle cost for the City.
Other comments received by the developer on the Utility concept were general in nature and will be
addressed as the engineering design is finalized. The final Utility layout with City comments and concerns
addressed will be provided with the Preliminary Plat following City concurrence with the Concept Plan.
Summary
City staff has provided a great deal of valuable feedback on the concept plan to date and the applicant team
will continue to work with staff on the design as the project progresses. Following City approval of the
concept, JSD intends to formally submit materials for PUD-GDP rezoning and Preliminary Plat for review on
behalf of Forward Development Group in late summer 2018.
Please do not hesitate to contact JSD with questions and additional requests for information.
Enclosures
Location Map
Existing Conditions Map
List of Anticipated City Ordinance Exemptions
Conceptual Master Plan
o Alternative 1 (with school site)
o Alternative 2 (without school site)
Conceptual Stormwater Exhibit
Trails and Sidewalks Exhibit
Cross Sections for Streets and Trails
Conceptual Utility (Memo and Layout Options 1 and 2)
Street Turn Movement / Autoturn Analysis
TIA Supplemental Analysis
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Anticipated Modification to City Land Division and Zoning Ordinance Standards
Based on the Concept Plan dated August 2, 2018
The following is an initial list of zoning and subdivision code modifications or exemptions that are
anticipated for the proposed Planned Development. It is important to note that as the initial Concept Plan
is refined the anticipated exemptions may also change slightly. In addition, recognizing that the
development is within the concept planning stages, requirements related to building design are unknown
at this time.
Anticipated Modification to City Land Division and Zoning Ordinance Standards
Single-Family Traditional Suburban Homes (Referencing “NR / Neighborhood Residential” Zoning)
Standard

Code Standard

Minimum Lot Frontage

50 feet

Interior Side Yard

10 feet (20 feet total both sides)

Building Separation

20 feet

Details
Minimum range from 32 feet
(primarily on cul-de-sac lots)
Minimum 7 feet for all lots, 14
feet combined
Minimum 14 feet

Single-Family Traditional Suburban Homes (Referencing “CR / Community Residential” Zoning)
Standard

Code Standard

Details

Interior Side Yard

Two-story minimum 8 feet

Two-story minimum 7 feet

Single-Family Homes (Two clusters, referencing “MR / Mixed Residential” Zoning)
Standard

Code Standard

Land Use

Single-family, 8,000 sq. ft. lot

Maximum Gross Density

8 du/acre

4.4 du/acre (43 / 9.8 acres)

Minimum Lot Width

8,000 sq. ft.
10,000 sq. ft. corner lots
66 feet / 80 feet for corner lots

Single-family lots range in size
from 3,100 sq. ft. to 5,100 sq. ft.
Minimum 38 feet

Minimum Lot Frontage

50 feet

Minimum range from 14 feet

Front Yard / Street

25 feet

Minimum range from 6 feet

Interior Side Yard

10 feet (20 feet total both sides)

Minimum 5 feet/10 feet
combined

Building Separation

20 feet

Minimum 10 feet

Rear Yard

25 feet

Minimum 5 feet

Maximum Building Coverage

40%

Setback Encroachments

Pursuant to Sec. 13-1-164

Minimum Lot Area

Details
Single-family lots range in size
from 3,100 sq. ft. to 5,600 sq. ft.

Maximum 60% (net coverage
exclusive of common areas)
Due to the orientation of the
homes with the “front” oriented
toward the rear of the lot, front
yard setback encroachments
should be rear yard
encroachments
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East 40 Commercial Land Use
The East 40 is intended to be a mixed-use ‘Neighborhood Gateway’ with a variety of multi-family, commercial,
and service related uses. The Gateway is anticipated to provide a range of commercial uses, including
general retail, restaurant/cafe, professional services, and office uses.
The Gateway will take on a more urban feel with on-street parallel parking, buildings oriented toward the
street creating an active streetscape, and pedestrian-scale architectural detailing, including the use of
awnings, storefront glazing, and authentic materials and detailing.
Buildings are anticipated to range from 1 to 2 stories in height.
Parking will be accommodated as both surface and underground facilities.
East 40 Multi-Family Residential Land Use
A variety of multi-family residential land uses are anticipated for the East 40, including market-rate apartment
homes, townhomes, and multi-life stage senior housing. Development planning in this area is still in the
conceptual stages.
Densities are anticipated to range from 27 to 42 dwelling units per acre depending on residential unit type and
lot size. Buildings are anticipated to range from 2 to 3 stories.
Subdivision Code Standards
Horizontal curves (Sec. 14-1-72(n))
Tangents (Sec. 14-1-72(p))

Intersections (Sec. 14-1-72(t))

Cul-de-sacs (Sec. 14-1-70(i))

Local street minimum curve
radius 175 feet.
Minimum tangent 100 feet long
between reverse curves on
arterials and collectors.

Intersections along collector
streets shall be spaced spaced
no closer than eight hundred
(800) feet.

Dead end streets shall
terminate with a turnaround of
not less than 120 feet and a
roadway turnaround of 100 feet
in diameter.

Exemption needed for the East
Villa area (Street O).
Exemption needed.
Exemptions needed.
Along Street A where
intersection spacing is <100 feet:
Street P (West Villa area)
Street D
Street E
Along Street A where
intersection spacing is <200 feet
between Street B and Street F
Exemption needed for temporary
dead ends, including Hemlock
Drive and Tamarack Way (south
end), Street E (northwest corner
which has turnaround via Street
M), and permanently for Street P
(West Villa area). See Autoturn
analysis.
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Block length
(Sec. 14-1-72(a))

Minimum 500-foot / Maximum
1,200-foot.

Exemption needed for blocks
exceeding 1,200 feet:
North end west side of Street A
Both sides of Street F

Minimum Street Frontage
(Sec. 14-1-73(c))
(Sec. 14-1-73(e))

Minimum of 50 feet of platted
frontage on a public street.

Exemption needed. See
specifications above.

Large Lots
(Sec. 14-1-73(j))

Parcels that are 2x the
minimum lot area shall be so
arranged to permit re-dividing in
accordance with zoning.

A handful of single-family lots are
more than 2x the minimum lot
area due to coving layout and
large yards; however these lots
are not intended to be re-divided.
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Memorandum
To:

Adam Sayre, Theran Jacobson; City of Verona

From:

Bill Dunlop, JSD Professional Services, Inc.

Re:

Whispering Coves, Conceptual Utility Layout

JSD Project #:

17-7777

Date:

June 15, 2018

cc:

Ron Henshue, Dennis Midthun, FDG; Jeff Montpas, AECOM

www.jsdinc.com

Adam/Theran
As requested, we have prepared a conceptual layout of the sanitary and water systems for the Whispering
Coves neighborhood for your review. This is in partial fulfillment of the items requested to allow the request for
annexation to be processed.
The first sheet is a capacity analysis to determine pipe sizes appropriate for the development. The analysis
includes the proposed residential uses for the west 160 acres of Whispering Coves, the land uses anticipated in
the Traffic Impact Analysis for the east 40 acres of Whispering Coves, the proposed number of lots to be served
in the Kettle Creek North development, the anticipated school site straddling the Whispering Coves/Dreger 40acre parcel and anticipated land uses for the Dreger/Endres parcels from the North Neighborhood Plan. The
analysis uses 100 gpd/population equivalent (PE) and 3.5 PE/single family home, 3.0 PE/2-bedroom apartment
and 1.5 PE/1-bedroom apartment. Commercial and Institutional uses were estimated using Metcalf and Eddy,
Wastewater Engineering, to determine the anticipated flows. Peaking factors of 2 to 4 were calculated to
evaluate the range of anticipated flows in the determination of pipe sizing. These peak flows, constructability
and an evaluation of the need for a pump station at the west property line of the east 40-acre parcel of the
Whispering Cove development all were used in the sizing of pipes in the system. The table lists the
recommended sizes based on that analysis.
Two options for the utility layout were prepared:
Option 1 Recommended Option
o Sewer on south and east sides of the street.
o Water on the north and west sides of the street
o Sanitary manholes in center islands (east 40 acres) or parkways (remaining 160 acres) on
collector streets
o Maintain 10 feet of separation between water and sewer.
o Sanitary manholes in parkway on local streets
o
Option 2 Alternate Option
o Sewer centered on streets at manholes, under pavement and 10 feet from watermain.
o Water on the north and west sides of the street and 5 feet from curb.
o Sanitary manholes in center on collector streets
o Sanitary manholes in center on local streets
o
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Both options were developed using the prelimin
ing consultant
(RHDS). We anticipate adjustments based on the needs of the development. For example, at MH 3 on both
options, we anticipate the street grade will be raised to support the development grading and allow for a
minimum depth of the sanitary sewer of 7 feet at that point. Also, lots in area C and area E (see sheet 1 of 3)
will require a pump station to be served by sanitary sewer. We have taken steps to minimize the number of lots
served by this pump station.
We are recommending the following revisions to the CTH M interceptor plans to support the proposed
development:
At MH-4.0 the stub to the west be changed from an 8-inch pipe to a 15-inch stub, with an invert of 0.1
feet above the invert of the mainline pipe.
MH-6.0 be moved 25-35 feet south to align with the north parkway of the ¾ access point recommended
in the TIA. We recommend an 8-inch stub be provided to the west 1.5 feet above the invert of the
mainline pipe. The 8-inch stub at MH-5.0 to the west could be eliminated and replaced by this
connection.
The changes to MH-4.0 address both capacity and grade. The changes to MH-5.0 and MH-6.0 provide a
greater degree of flexibility to the developers for the east 40 acres, since the plans for these 40 acres are more
fluid.
All changes in direction would be by fittings with proper restraint. This reduces the opportunity for failure at a
deflected joint and provides a positive restraint at all changes in direction.
In our examination of the layouts, we used placement of utilities in Option 1 in parkways wherever possible. This
placement has been successfully used in other communities outside the area for the reasons following. This
placement allows for routine maintenance (flushing and televising, e.g) to be performed from the parking lane.
Therefore, blocking multiple lanes of traffic for these activities is not required.
More extensive
maintenance/replacement is generally performed outside of the center of pavement, allowing it to be done more
readily under traffic with a minimum of disruption to the neighborhood. Though it is not standard practice for the
City of Verona to place their utilities outside of pavement; design life of current construction materials,
installation
would prevent failures therefore removing the concerns of utilities leaving the pavement area. With the utilities
on opposite sides of the street, replacement of one will not impact the other.
We also looked at an alignment that uses the City standard of piping under pavement, avoiding crossing curbs
and providing room for one utility to be replaced without disturbing the other in Option 2. Option 2, results in a
significant increase in the number of manholes for sanitary sewers and an increase in pipe length. The
increased number of manholes in Option 2 over Option 1 would increase structure maintenance. The
maintenance issues mitigated by Option 1 makes Option 2 less desirable and therefore not recommended.
Enclosures:
1. Utility Layout Sheets
a. Sanitary Sewer Sizing Summary
b. Utility Layout Option 1
c. Utility Layout Option 2
2. Street Utility Sections
a. Collector Streets Option 1
b. Local Streets Options 1
c. Collector Streets Option 2
d. Local Streets Options 2
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Supplementary TIA Analysis – Whispering Coves
The following information is provided as a supplement to the TIA submitted for the Whispering Coves Development (North
Neighborhood) to address specific requests in the comments received from AECOM on July 10, 2018.
Alternate Access Scenarios
In response to the City’s request, we evaluated the amount of traffic that could be handled by two alternate scenarios for interim
access to the development. One assumes one access point on CTH M with no turn lanes. The second assumes that all access to the
development is provided by Hemlock Drive. This second scenario considered residential traffic only. Interim background volumes
were used for this analysis.
Development volumes were separated into those associated with the 160 ac. of single family and those associated with the Midthun
property. Based on this, it was determined that the following levels of development could be supported assuming only one access
point while maintaining LOS E or better:
Single access point on CTH M (no turn lanes)
o 50% Residential development based on trip generation (W. 160 ac.)
o 20% Trip generation for the Midthun parcel (E. 40 ac.)
o The eastbound left turn movement could only support about 80 and 35 left turns during the AM and PM peak hours,
respectively.
Access via Hemlock Drive only
o 20% Residential development based on trip generation (W. 160 ac.)

17-7777-TIA
JSD Professional Services, Inc.
KL Engineering, Inc.

All-Way Stop Control for Internal Intersections
The City has requested that the internal roadways be reconfigured so that a four-legged intersection is formed between Street A and
School Road. They also requested that we evaluate this intersection with all-way stop control. FDG indicated that they do not intend
to reconfigure the internal roadways at this time. Therefore, as discussed, we decided to model the intersection of Street A with
School Road as an all-way stop, but with the original three-legged configuration. Horizon year total traffic volumes were used. The
following table summarizes that analysis.
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The intersection is anticipated to operate with low delays with both minor-street only (as shown in the TIA) and all-way stop control.

17-7777-TIA
JSD Professional Services, Inc.
KL Engineering, Inc.

Ineichen LOS Reevaluation
Based on the City Engineer’s comment, we evaluated delays at the intersection of CTH M with Ineichen Road while accounting for
the potential for two-stage left turns. Horizon year total traffic volumes were used. The following table summarizes the LOS at the
intersection under that assumption.
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JSD Professional Services, Inc.
KL Engineering, Inc.

Left-in at Driveway 3
The City’s Engineer asked that we substantiate the claim that allowing the northbound left-in movement at Driveway 3 would reduce
delay at the intersection of CTH M with Street A. The intersections of CTH M with Street A and Driveway 3 were reevaluated with
30% of the northbound left turns originally at Street A reassigned to Driveway 3. Horizon Year total traffic volumes were used. The
following table summarizes the change in average delay (in seconds) resulting from this reassignment.
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While not drastic, allowing the northbound left turn movement into Driveway 3 is anticipated to decrease overall delay at the
intersection of CTH M with Street A.
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KL Engineering, Inc.
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First Phase
~12 acres, 27 homes,
2.4 DUA
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PRAIRIE WALK, MENOMONEE FALLS, WI
An example of an HOA maintained, condominium style
single family residence housing project, located in a rural
setting within an original Township area annexed by the
Village of Menomonee Falls, WI.
Project is within a very low lying topographic area, so the
majority of the lands around the project are wetland.
Head curb was used on the inside of the cul de sac
islands and ribbon curb (with a gutter) throughout
elsewhere.
The streets appear to be 22 feet from EOP to EOP.
Some improvements to building orientation and the
location of garage doors could improve the streetscape
(such as reversing the sides of the garage entries on a few
homes so that the architecture of the home is more
visible than garage doors).
There are no parking restrictions in this development.

Project Name

Location

Status

Project Details

Pending Projects
West End Mixed-Use

Sugar Creek Commons

Whispering Coves

Purple Cow property
Lincoln Street Apartments

West End

GDP amendment approved in August
2018 by PC

509 W. Verona Avenue

110-unit hotel, 284 apartment units,
Amendment to the GDP, which includes
26,000 s.f. commercial, & conference
the hotel and conference center, before
center; GDP was adopted by PC in
the PC in September
March 2017

South of CTH PD, west of CTH M,
Concept Plan before PC in September
north of Kettle Creek North
2018
Subdivision, & east of Northern
Lights Rd.
West of Range Trail & north of
Initial review before PC in July
East Chapel Royal Dr.
Common Council approved GDP on July
102/104 Lincoln Street
23, 2018

28,849 s.f. commercial

378 single-family, 130 multi-family, 450
senior units, 8 acres commercial
development

21 single-family lots & parcel for Public
Works facility
90-apartment units

Under Construction
Legacy at Noel Manor

Under construction

32 bed memory care facility

Hometown Grove Subdivision

Kimball Lane area

Homes under construction

Epic Campus 5

1979 Milky Way

Under construction

Approved for 5 office buildings & 3,035
underground parking spaces

True Studio

160 Keenan Court

Under construction, landlord/tenant
issues

10,136 s.f. fitness studio

Epic Vehicle Fleet Maintaince
Workshop

1979 Milky Way

Working on obtaining building permits

10,360 SF vehicle fleet maintenance
workshop; Approved in May

Under Construction
Project Name

Location

Status

Project Details

Velocity

142 Paoli St.

Under construction, opening this Fall

Approved for 29-unit apartment & 3,008
s.f. of commercial

Hometown Grove Townhouses

720-730 Schubert Street

Under construction

4-unit townhouse building

Kettle Creek North Final Plat

North of Country View Elementary
School

Under construction

Approved for 174 single-family lots

VASD (new high school)
SBR Coaching

Under construction
507 Bruce Street

Engineering Industries, LLC

Pollow Road and N. Nine Mound
Rd.
407 S. Nine Mound Rd.

Bach Race Craft

404 Legion Street

Cross Point Estates

Interior and Exterior under construction

Site Plan approved by PC in March
2018
Conditional Use Permit approved in
April 2018

Under construction

11 single-family lots

Under construction

12,500 SF addition

Permits approved

9,200 s.f. building

Projects Approved, but Waiting to Start Construction
Festival Foods

660 Hometown Circle

Waiting for developer; Potential start
date in 2019

Proposed 67,867 s.f. Grocery store

Former World of Variety

118 South Main Street

Waiting on Applicant

Façade changes; Approved in May
2018

True Studio bicycle shelter

200 Keenan Ct.

Approved & waiting on developer

841 N. Main Street

841 N. Main Street

Approved in October 2017 & developer
purchased property.

Seventeenth Radish

201 E. Verona Ave.

Waiting on Applicant

200 Keenan Court

200 Keenan Ct.

Waiting on Applicant

UW Credit Union

651 Hometown Circle

Recently approved

Summit Credit Union

407 W. Verona Avenue

Recently approved

Proposed 86 independent, assisted,
and memory care senior units
Approved rezone and CUP in April
2018
6,100 s.f. commercial group
development; Approved in May 2018
5,146 s.f. bank; Approved in August
2018
3,687 s.f. bank; approved in August
2018

