City of Verona
Plan Commission Meeting Agenda
City Hall – 111 Lincoln Street
Verona, WI 53593-1520
Monday – October 7, 2019 – 6:30 P.M.
www.ci.verona.wi.us
1. Call to Order
2. Roll Call
3. Approval of minutes from the September 3, 2019 Plan Commission Meeting.
4. Public Hearing – Reconfirmation and adoption of the City of Verona’s existing
Comprehensive Plan, which includes plans for transportation, utilities and
community facilities, natural and cultural resources, agriculture and economic
development, intergovernmental cooperation, land use, and implementation.
a. Discussion & Possible Action – Reconfirmation and adoption of the City of
Verona’s existing Comprehensive Plan, which includes plans for
transportation, utilities and community facilities, natural and cultural
resources, agriculture and economic development, intergovernmental
cooperation, land use, and implementation.
5. Public Hearing – Review and approval of the proposed project plan, boundaries,
and creation of Tax Incremental District No. 10, City of Verona, Wisconsin
located at the southeast corner of Whalen Road and Liberty Drive.
a. Discussion & Possible Action – Review and approval of the proposed project
plan, boundaries, and creation of Tax Incremental District No. 10, City of
Verona, Wisconsin located at the southeast corner of Whalen Road and
Liberty Drive.
6. Discussion & Possible Action – Zoning and Sign Code Rewrite – Introduction of
the consultants, review information from the questionnaire, review feedback from
the workshops, and discuss an overview of the rewrite process.
7. Reports and comments from the Planning Department
a. Update on the Cluster Mailbox Ordinance.
b. 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
September 3, 2019
1. Call to Order: Luke Diaz called the meeting to order at 6:30 p.m.
2. Roll Call: Mike Bare, Luke Diaz, Steven Heinzen, Pat Lytle, Scott Manley and Beth Tucker Long
were present. Also present: Adam Sayre, City Administrator/Director of Planning and
Development; Katherine Holt, Community Development Specialist; and AECOM Engineer, Carla
Fischer. Sarah Gaskell was late to the meeting.
3. Minutes: Motion by Bare, seconded by Heinzen, to approve the August 5, 2019 Plan
Commission Minutes. Motion carried 6-0.
4. Public Hearing – Zoning map amendment to rezone 300 East Verona Avenue from
Neighborhood Residential (NR) to Central Commercial (CC).
Motion by Diaz, seconded by Manley, to open the public hearing at 6:32 p.m. Motion
carried 6-0.
Floyd May, 105 N. Jefferson Street, Verona, expressed concern over the efficiency apartments
proposed for the property at 300 East Verona Avenue.
Michelle Hebert, representing R & R Properties, explained that the proposed apartments will
not be typical efficiency apartments, but will instead be geared toward short-term, high-end
rental clients.
Michael Hankard, 100 Park Avenue, Verona, asked whether this project will be contained
within the existing structure, or if it will be torn down and a new structure constructed.
Sayre replied the plan includes an office in the basement, a retail showroom on the first floor,
and an apartment on the second floor of the existing structure. The addition of a two bay
garage, with an apartment above, is planned for the north side of the structure.
Hankard stated he supports the project in general.
Motion by Manley, seconded by Lytle, to close the public hearing at 6:38 p.m. Motion carried
6-0.
a. Discussion and Possible Action – Zoning map amendment to rezone 300 East Verona
Avenue from Neighborhood Residential (NR) to Central Commercial (CC).
Holt presented the Staff report. The Applicant, Michelle Hebert, is requesting a zoning map
amendment to allow for conversion of the existing residential building at 300 East Verona
Avenue to an office, showroom and rental apartments. Access will remain from North
Jefferson Street. There are no minimum parking requirements for the Central Commercial
zoning district, and Staff has no concerns with parking. No new landscaping is planned;
however, the Norway maple on the property is failing, and will be removed in the future.
Staff is recommending the Applicant verify that drainage from the property be directed
away from adjacent properties.
Manley stated he understands the concern by neighboring property owners regarding
changing the zoning to allow a multi-family residence in an older, well-established singlefamily neighborhood. He would like to be assured that there will be some major
renovations done to the exterior of the building.
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Hebert stated the intention is to remove all of the existing siding, and will be adding a
window well on the Jefferson Street side of the building.
Tucker Long asked what zoning applies to other properties in the area.
Holt replied Mr. Hankard’s property is zoned Urban Commercial, and the property across
North Jefferson Street from this property is zoned either Central Commercial or Urban
Commercial.
Sayre stated the long term intent of the downtown plan was to create a commercial
corridor along Verona Avenue.
Lytle stated this is a continuation of the transition of the properties along Verona Avenue
to commercial or mixed use. He is not sure if it is better to convert this existing structure or
to take it down and construct a new mixed use building.
Tucker Long stated there is already a multi-family building in the neighborhood, so this
addition does not seem to be introducing anything new to the area.
Bare agreed that this is a reasonable change, and aligns with the City’s plans for the
downtown area.
Motion by Bare, seconded by Tucker Long, to approve a zoning map amendment to rezone
300 East Verona Avenue from Neighborhood Residential (NR) to Central Commercial (CC).
Motion carried 5-1, with Manley voting no.
b. Site plan review to allow for the construction of a two (2) car garage and with an
apartment above the garage located at 300 East Verona Avenue.
Motion by Bare, seconded by Tucker Long, to approve a site plan to allow for the
construction of a two (2) car garage and with an apartment above the garage located at
300 East Verona Avenue. Motion carried 6-0.
5. Discussion and Possible Action – Concept plan review for a Planned Unit Development (PUD)
for a proposed two (2)-story, 2,406 square foot commercial building located at 211 East
Verona Avenue.
Holt presented the Staff report. This request requires a conditional use permit for a group
development, zoning map amendment, and a planned unit development. The Applicant,
Michael Hankard, is requesting a front setback exemption from 15 feet to 12 feet for two
corners of the proposed building. The Applicant is also requesting an exemption to the
minimum building separation requirement of 20 feet, as the proposed building will be located
five feet from the existing building. Staff is supportive of the setback reductions. Parking
requirements, if any, have been met.
The proposed building is a carriage style house with cement fiber lap siding that matches the
existing building on the property. Staff recommends that in the space between the arched
doors and the second story windows, the Applicant place a larger roof pitch similar to that on
the existing building, or an area for a decorative sign with gooseneck lights.
Tucker Long likes the idea of a second building here. She would like to see something more
done architecturally to the second floor windows.
Bare supports the plan, but agrees that the second floor could use more design.
Lytle asked about stormwater management on the site, and stated he is glad to see this
business expanding on Verona Avenue.
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Fischer stated there is no stormwater connection to the property. There is a small basin on the
south side. We will be looking at the ordinance requirements, and ideally that the emergency
overflow goes to Jefferson Street.
Diaz stated this is a good spot for commercial, and he likes that it is a two-story, versus three or
four-story building.
6. Discussion and Possible Action – Site plan review for a proposed one (1)-story, 47,100 square
foot office and manufacturing building located at the southeast corner of Whalen Road and
the future extension of Liberty Drive located in Liberty Business Park.
Holt presented the Staff report. The Applicant, Affiliated Construction Services (ACS) has
submitted a request for a site plan for ACS headquarters located at the corner of Ambition
Street and Liberty Drive. The property consists of approximately 5.77 acres zoned Suburban
Industrial (SI) in Liberty Business Park. Minimum building setback requirements have been met.
Access to the building will be from Liberty Drive and Ambition Street. Direct access is not
allowed from Whalen Road. Ninety parking spaces have been provided. This is 28 more spaces
than required by ordinance, which will allow the company to expand in the future without
adding additional parking. Staff recommends that the bicycle parking be moved closer to an
entrance door and under an awning. Staff has no concerns with access or parking.
The Applicant has exceeded the minimum landscaping requirements, but Staff recommends
that more landscaping be added as part of the overall investment in the property.
The proposed building will be constructed of insulated metal panels in light and dark gray, as
well as composite metal panels in dark gray and accent orange. The building will front onto
Ambition Street. Staff recommends that more color accents be added to the other sides of the
building to reduce the scale. Staff recommends the site plan be approved with the following
conditions:
1. Subject to Planning Staff approval, the Applicant shall add building accents as
recommended in the Staff report.
Sayre added that Liberty Drive has not been extended to this property. Staff is working with the
developer, David Reinke, for a development agreement for the extension of that road. ACS is
looking for some certainty that the road will be completed by the time the building is
completed.
Tucker Long agrees that the building looks very industrial, and would be in favor of improving
the look.
Manley is happy to see this project come before the Commission. He agrees that some
additional accents on the Whalen Road side of the building would be nice, though it is not a
deal breaker.
Motion by Manley, seconded by Heinzen, to approve the site plan for a proposed one (1)-story,
47,100 square foot office and manufacturing building located at the southeast corner of
Whalen Road and the future extension of Liberty Drive located in Liberty Business Park, with
the condition that subject to Planning Staff approval, the Applicant shall add building accents as
recommended in the Staff report. Motion carried 6-0.
7. Discussion and Possible Action – Planned Unit Development (PUD) concept plan review for a
proposed development known as the Woods at Cathedral Point to create 158 residential lots
and 7 outlots for open space, parks, alleys, trails, and stormwater management located at
the southeast corner of County Highway M and Range Trail.
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Chris Ehlers, representing Veridian Homes, and Brian Munson, representing Vandewalle &
Associates, presented an overview of The Woods, a proposed extension to the Cathedral Point
subdivision. There are three goals for this development: the first goal is to provide attainablypriced housing, with approximately 20-25% of the homes built in this subdivision being offered
at under $300,000; the second goal is economic diversity, with homes ranging from $280,000
to $600,000 located in the same neighborhood; and the last goal is walkability.
The project plan includes 38 carriage lane houses, 101 conventional houses, 100 multi-family
units and 18 twin homes. They are expecting a 5-7 year buildout.
Since the last meeting with the Plan Commission, they have added a neighborhood pocket park
and an additional block of carriage lane houses. They have also eliminated any turns in the
alleys for ease of maintenance.
Sayre presented the Staff report. This property is approximately 53 acres, and is located just
east of Cathedral Point and the former Purple Cow property. Of the 53 acres, 39 acres will be
added to the Urban Service Area. A signed annexation agreement will also be required before
the annexation takes place. The Applicant has requested Neighborhood Residential zoning for
the development, as well as the following zoning exemptions:
a.
b.
c.
d.
e.
f.
g.
h.

Minimum lot area for the NR zone of 8,000 square feet to 3,700 square feet;
Minimum street frontage width from 50 feet to 37 feet for alley homes;
Front yard setback encroachment for porches between six to eight feet;
Side yard setback from ten feet to five feet;
Rear yard setback from 25 feet to 20 feet;
Detached garage (accessory structure) rear setback from three feet to two feet;
Maximum height of detached garage (accessory structure) from 15 feet to 20 feet; and
Minimum dwelling unit separation from 20 feet to 10 feet.

The Ice Age Trail has two easements on this property. Staff would be comfortable taking this
land as a parkland dedication, even though the Ice Age Trail would continue to own the
property. These would be passive parkland areas.
Access points on the west side of the property generally line up with existing roads in Cathedral
Point. A fourth access point is planned to line up with the future public works facility entrance
point. The alleyways are currently planned as public alleys; however, Staff prefers that they be
developed as private alleys as long-term maintenance could be costly to the City.
Staff is generally comfortable with the development on this site. Signage indicating the multifamily zoned areas of the property will be required by the development agreement.
Manley agrees that the alleys should be private, and suggested confirming with the police and
fire departments that the widths are sufficient for their equipment to drive the alleys. With the
number of housing units proposed for this property and the Purple Cow property, he is
concerned about the traffic capacity of Range Trail, and asked if parking will be allowed along
Range Trail.
Sayre replied the developer will dedicate an additional ten feet of right-of-way to parking in
front of the twin homes facing Range Trail. The rest of the roadway would not have parking on
either side. The additional ten feet would not impact the existing right-of-way on Range Trail.
Staff believes the 66-foot right-of-way on Range Trail is sufficient for future traffic needs, as
new development south of this property would be difficult for the City to manage.
Tucker Long suggested that Chapel Royal Drive should continue through the property to an
access point for the Ice Age Trail, as do Westminster Way and Whispering Pines Way. She
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would like to see some homes in the lower $200,000 range in this development. She does like
the open space with the homes fronting up to it.
Sayre stated access to the Ice Age Trail from Chapel Royal Drive would be difficult, as there is a
considerable slope in the property moving east toward the kettle.
Lytle asked how many lots the developer is asking for the 5-foot side yard setback exemption.
Sayre replied the exemption is being requested for all the lots in the development, for the
purpose of providing additional density, which in turn allows for the addition of lower-cost
housing to the plan.
Lytle expressed concern over the 5-foot setback exemption covering the entire development.
Munson replied that the developer has constructed approximately 2,000 homes using this
housing format. These are neighborhoods that are aging in place quite well. The 5-foot setback
provides the density that allows attainable housing to be built in the development. Changing
the setback from 5 feet to 8 feet would remove 15-20 homes from the development. That
could result in a $20,000-$30,000 increase in price for the remaining homes.
Manley asked if the width of the houses could be adjusted to make up for larger setbacks.
Munson replied much of the width is due to necessary garage space. Veridian has designed
homes to match the various lot sizes and shapes available in the development.
7:45 p.m. – Sarah Gaskell now present.
Heinzen asked Munson to name some of the neighborhoods containing high-end housing and
5-foot setbacks.
Munson replied Smith’s Crossing in Sun Prairie was begun approximately 18 years old. The
homes there are similar to those proposed for this development. Hidden Oaks in Middleton
and Grandview Commons in Madison are also similar neighborhoods. The City of Madison has a
lot of neighborhoods that allow 5-foot side yard setbacks by right.
Bare asked what is the distinction that allows the kettle on this property to be dedicated as
parkland, when other properties in the City were not allowed to be dedicated because they
were considered wetlands.
Sayre replied the reason is primarily because the land is immediately adjacent to the Ice Age
Trail versus being a stand-alone kettle or wetland area. This is a good opportunity to expand on
the assets that are there.
Diaz likes the variety of homes, though he would not consider the lower cost homes affordable.
He is opposed to private roads and alleys. He is in favor of the Ice Age Trail parkland dedication,
and is in general in favor of the project.
Manley asked if all of the storm water for this development drains to the pond between Chapel
Royal Drive and Westminster Way, or if some will drain to the existing kettle.
Fischer replied she believes that some of the stormwater does drain to the kettle. This is being
reviewed by AECOM. The kettle has a natural overflow to the west, and they are proposing to
install two pipes for drainage. There could potentially be some maintenance required in the
future, particularly if the outlet structure were plugged in some way.
Dan Day, representing D’Onofrio Kottke, stated everything in the development drains to the
pond except the multi-family lot. That lot will have its own stormwater management, and will
not drain directly to the kettle. The development is designed to allow water from a few feet of
some of the back yards to go to the kettle.
5

8. Discussion and Possible Action – Annexation petition to annex approximately 52.386 acres of
land into the City of Verona. The proposed annexation is located at the southeast corner of
County Highway M and Range Trail. Specifically the parcels are identified as parcel numbers:
062/0608-262-9195-4, 062/0608-262-9185-6, 062/0608-262-9041-0, and
062/0608-262-8542-0.
Sayre explained this is the annexation of the development. Staff has no concerns regarding this
annexation, and recommends that the Plan Commission recommend to the Common Council to
approve the request to annex approximately 53 acres of land to the City of Verona, with
conditions.
Motion by Manley, seconded by Heinzen, to recommend to the Common Council to approve
the request to annex approximately 53 acres of land to the City of Verona, with the following
conditions:
1. The annexation shall become effective upon execution of an annexation agreement.
2. The annexation shall become effective upon VH RG Land, LLC acquiring the property.
Motion carried 7-0.
9. Discussion and Possible Action – Preliminary plat for the Woods at Cathedral Point to create
153 lots and 7 outlots located at the southeast corner of County Highway M and Range Trail.
Sayre explained this is the preliminary plat for The Woods at Cathedral Point development that
has been discussed in this meeting. The private versus public alleyways and the side yard
setbacks can be changed before the final plat, if necessary.
Heinzen asked what rights will be given to the developer regarding the side yard setbacks if we
recommend approval of the preliminary plat tonight.
Sayre replied if the setbacks are changed, they will have to change their house product to fit
the lots. It is not a right, per se, but it would create a good deal of hardship for the developer if
the setbacks were changed. If a 5-foot setback is a real problem for the Commissioners, they
should let the developer know today allowing them to deal with it.
Gaskell stated the 5-foot setbacks will likely be a hard sell to the Public Works/Sewer & Water
Committee.
Tucker Long asked what size setback our fire department requires.
Sayre replied our fire code states there should be a 10-foot side yard setback.
Lytle stated he is not in favor of extending the 5-foot side yard setback to all the lots in the
development. He is concerned that people wanting larger homes on larger lots will build
outside the City.
Motion by Diaz, seconded by Gaskell, to recommend to the Common Council to approve the
preliminary plat for The Woods at Cathedral Point with the following condition:
1. The preliminary plat shall become effective upon the annexation of the property.
Motion carried 6-1, with Lytle voting no.
10. Discussion – Redevelopment concepts for the Sugar Creek Elementary School property
located at 420 Church Avenue.
Holt explained that the Community Development Authority (CDA) has been working with
Community Design Solutions (CDS) from the University of Wisconsin-Milwaukee to create
development concepts for the Sugar Creek Elementary School property at 420 Church Avenue.
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The CDS hosted an open house at City Hall on August 22nd, presenting three concepts to gain
public input. All of the concepts have a public green space, some form of mixed-use, and
residential areas.
Mixed-Use Town Center Concept. Of the three concepts, this one has the highest density and
greatest number of roads. The plan includes 156 apartment units in four buildings on the south
and central part of the property; 20 townhomes in three buildings on the south end of the
property; 36,000 square feet of commercial in two buildings, and a 10,000 square foot mixeduse building along West Verona Avenue; and a 30,000 square foot, two-story community
building and park area at the center of the property. Public feedback included the need for
more sidewalks leading to the park area, less density, and the desire for an outdoor swimming
pool.
Town Center Community Pool Concept. The public was highly in favor of this concept because
an outdoor pool is included in the plan. The plan includes 216 apartment units in four buildings
located at the center and southwest corner of the plan; unprogrammed park land at the center
of the property, adjacent to the apartment buildings; a 31,178 square foot commercial
building, and 18,911 square feet of mixed-use in two buildings along West Verona Avenue; and
a 30,844 square foot, one-story community building with an outdoor pool and playground on
the south end of the property. Public feedback included some concern regarding pedestrian
safety in the proposed crosswalk at the corner of Church Avenue and the new road from W.
Verona Avenue to Church Avenue. A few people expressed concern over the height of the
apartment buildings (3 stories), though it was pointed out that the existing senior living
apartments across the street are three stories as well as Sugar Creek Commons. It was
suggested that the music venue area be moved closer to the center of the site, with the
bandstand pointing west, away from the senior living apartments. More parking around the
community center/pool area was requested.
Community Park Makers Space Concept. This concept contains 228 apartments in three
buildings near the center of the site; 20 townhomes at the south end; 65,730 square feet of
commercial space in three buildings located along West Verona Avenue and near the center of
the site; and 37,840 square feet of mixed use on the northwest side of the property. The
makers space is placed in the northeast corner of the property at W. Verona Avenue and
Marietta Street. An area suitable for a farmers market is situated to the west of the makers
space building. The park space is large enough for soccer fields and other recreational
opportunities. To the west of the green space are commercial and mixed-use buildings. A
community building is not included in this concept. Public feedback included requests for
inclusion of a pool. There were mixed reviews on the makers space, with some residents
expressing concern over whether or not the makers space units could be filled. A suggestion
was made to combine a community center and makers space, and another was made to place
the makers space in the New Century School building (which will remain in all of the concepts).
The next steps are to gather feedback from the Commission regarding the three concepts.
Sayre stated this is a property the City is acquiring from the Verona Area School District. One of
the first priorities for this property is to save the New Century School building. The rest of the
property was an open slate for the concept designers. The intention is to get as much buy-in on
this as we can to send out a well thought out RFPs to developers, and have this property
redeveloped for community use in some form.
Gaskell asked if the City will be acquiring all of the properties included in the concept plans
along West Verona Avenue and Marietta Street.
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Sayre replied the City will not be acquiring those properties, but we wanted to show potential
plans for that entire area. Some of the properties are currently owned by developers, and some
may be purchased for development in the future. The City, however, will not be acquiring those
properties.
Gaskell asked what parameters were placed on the CDS students, and how they were
determined.
Diaz replied the parameters came from feedback from the CDA. A market study has not been
done specifically for Verona, but vacancy rates are still very low county-wide.
Gaskell supports civic use being at least fifty percent of the use for this area, ideally with
frontage on West Verona Avenue. She would like plenty of access for people travelling there on
foot or bicycle. She likes the idea of a makers space, but noted that it would have to be priced
appropriately.
Bare stated commercial use along West Verona Avenue, with green space and residential uses
behind makes good sense. He agrees that more recreation space in the City would be useful.
He would like to hear more analysis on putting in a pool. Additional affordable residential
development would be good to have here.
Tucker Long would like to see a community center capable of hosting community and personal
events. She is against another pool in the City, and would like to see a study done to determine
if the City could support another pool.
Gaskell stated a similar study was done recently. She has heard about people wanting a pool
for years. The demographic for those using a pool is very different than that for those using a
splash pad. If the City owns a pool, we want to make sure that it will be supported
economically.
Bare is interested in the economics of an indoor pool versus an outdoor pool. He would like to
find out how much public use would be allowed at the school’s pools.
Manley stated when he served on the City Council, he consistently heard people asking for an
outdoor pool in the City. A survey of the community regarding a pool may be a good idea. He
senses that a municipal pool would be very popular. He is in favor of the concept including an
outdoor pool. He also likes the idea of a band shell area. He prefers the two-story townhomes
over the three-story apartments. He likes the commercial and mixed-use buildings placed along
West Verona Avenue. He asked if the City is aware of the amount of asbestos, if any, is in the
Sugar Creek Elementary School, and what cost or liability would lie with the City if the building
were taken down.
Sayre replied an appraisal was done on the property approximately two years ago. As part of
that, Staff made some conservative assumptions about the amount of asbestos that might be
in the building. The cost of asbestos removal would be sizeable. Our goal with the RFP for
development of this property is to have the developer take on that cost as part of their
development project.
Heinzen would like to see a swimming pool as part of the project.
Gaskell asked if the large trees near the New Century School can be protected as part of the
plan.
Holt replied the intent has been to preserve the New Century site as a whole, and protect the
trees as much as possible, but how far that would go has not been defined.
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Gaskell asked if there was any discussion about what to do with the New Century building
itself.
Holt replied there was not a lot of discussion, though one person suggested using the building
as a makers space. She added that there is an issue in the building with ADA compliance.
Diaz stated there was a desire to have a public-facing space in the building versus commercial
offices.
Sayre stated according to the appraisal of the property that was done two years ago, the
estimated cost to raze the Sugar Creek building and remove all site improvements was
$487,000.
11. Reports and comments from the Planning Department
a. Zoning and Sign Ordinance Rewrite – Update
Sayre stated the Zoning Code rewrite has begun. An interactive webpage,
http://www.hlplanning.com/portals/verona, has been launched that allows community
members express their opinions and ideas about zoning and signs within the City. Houseal
Lavigne will be holding workshops with community members on October 7th, and will be
present at the Plan Commission meeting that evening, looking for feedback from the
Commission.
b. Update on development projects
Lytle asked if Well 6 is on schedule.
Fischer replied it is on schedule. They have completed the testing, and will be working on
the amenities soon.
Manley asked when construction will begin on the West End mixed-use development
project.
Sayre replied construction is scheduled to begin soon. They have been waiting to begin
construction in an effort to cut down on construction fatigue for the tenants in the
development. They are hoping that by the time they are done with their first phase, the
other construction in the area will also be done.
Manley asked for an estimated completion date for the widening of West Verona Avenue.
Sayre replied that is a school district project, and he does not have a specific date of
completion. The goal is to have the entire project completed by the time the school opens
in the fall of 2020.
9. Reports and comments from the Plan Commissioners
12. Adjournment
Motion by Tucker Long, seconded by Gaskell, to adjourn at 8:54 p.m. Motion carried 7-0.
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Memorandum
To:

Plan Commission

From: Adam Sayre – City Administrator
Date: October 7, 2019
Re:

Comprehensive Plan

Background:
In September of 2009, the City of Verona Common Council adopted the
Comprehensive Plan. This Plan included chapters for issues and opportunities,
housing, transportation, utilities and community facilities, natural and cultural
resources, economic development and agriculture, intergovernmental cooperation,
land use, and implementation. The Comprehensive Plan was amended with the
following plans:
•
•
•
•
•
•

Southwest Neighborhood Plan
Southeast Neighborhood Plan
Downtown Mobility and Development Plan
North Neighborhood Plan
Comprehensive Outdoor Recreation Plan
Northwest Neighborhood Plan

2009
2010
2014
2015
2017
2018

Staff has determined that it is in the public interest to update the City of Verona
Comprehensive Plan after the 2020 United States Census data is released in order
to allow the City to utilize more current date when determining the future vision and
needs of the City. This would ensure that future Comprehensive Plan updates will
occur on a regular 10-year cycle after subsequent United States Census data is
released.
The 2010 Comprehensive Plan and amended plans can be viewed online at
http://www.ci.verona.wi.us/232/Plans-Studies.

Recommendation:
Staff recommends the Plan Commission approve the attached Resolution
recommending the reconfirmation, adoption, and recommends to the Common
Council the reconfirmation and adoption of City of Verona Comprehensive Plan,
including all maps and descriptive materials contained therein.

CITY OF VERONA PLAN COMMISSION
RESOLUTION NO. PC-19-01
RECONFIRMING AND ADOPTING
THE CITY OF VERONA COMPREHENSIVE PLAN
Recitals
A.

Section 66.1001 (Comprehensive Planning) and 62.23 (City Planning) of the Wisconsin
Statutes authorize the adoption of a comprehensive plan for the general purpose of guiding
and accomplishing a coordinated, adjusted, and harmonious development of a municipality
which will, in accordance with existing and future needs, best promote the public health,
safety, and the general welfare, as well as efficiency and economy in the process of
development.

B.

In accordance with the requirements and elements of Wis. Stat. § 66.1001, the Verona
Common Council adopted its Comprehensive Plan on September 14, 2009.

C.

After the adoption of the Comprehensive Plan on September 14, 2009, the Verona Common
Council adopted the following additional plans, which were incorporated into the
Comprehensive Plan:
Southwest Neighborhood Plan
Southeast Neighborhood Plan
Downtown Mobility and Development Plan
North Neighborhood Plan
Comprehensive Outdoor Recreation Plan
Northwest Neighborhood Plan

2009
2010
2014
2015
2017
2018

D.

For purposes of this Resolution, the Comprehensive Plan adopted on September 14, 2009
and the additional plans adopted thereafter and incorporated into the Comprehensive Plan
shall constitute the “City of Verona Comprehensive Plan.”

E.

The City of Verona Comprehensive Plan contains data, maps, goals, objectives, and policies
for elements required in Wis. Stat. § 66.1001, including issues and opportunities; housing;
transportation; utilities and community facilities; natural and cultural resources; agriculture
and economic development; intergovernmental cooperation; land use; and implementation.

F.

Pursuant to Wis. Stat. § 66.1001, a comprehensive plan is to be updated no less than once
every ten (10) years.

G.

The City of Verona has determined that it is in the public interest to update the City of
Verona Comprehensive Plan after the 2020 United States Census data is released in order to
allow the City to utilize more current data when determining the future vision and needs of
the City.

H.

The City of Verona will update the City of Verona Comprehensive Plan after the release of
the 2020 United States Census data and, thereafter, will be able to update the City of Verona
Comprehensive Plan on a regular 10-year cycle after the United States Census data is
released.

I.

The City of Verona Plan Commission held a public hearing on October 7, 2019, to give an
opportunity for public comment on the reconfirmation and adoption of the City of Verona
Comprehensive Plan, which public hearing was preceded by the Class 1 legal notice
required in Wis. Stat. § 66.1001(4)(d) and the mailed notification required in Wis. Stat. §
66.1001(4)(e).
Resolution

NOW, THEREFORE, BE IT RESOLVED that the City of Verona Plan Commission
hereby reconfirms, adopts, and recommends to the Verona Common Council the reconfirmation and
adoption of the City of Verona Comprehensive Plan, including all maps and descriptive materials
contained therein.
BE IT FURTHER RESOLVED that the City of Verona Plan Commission hereby
recommends that the Verona Common Council approve Ordinance _____________, an Ordinance
to reconfirm and adopt the City of Verona Comprehensive Plan.

CITY OF VERONA
SEAL

_______________________________________
Luke Diaz, Mayor / Plan Commission Chair

_______________________________________
Ellen Clark, Clerk

Memorandum
To:

Plan Commission

From: Adam Sayre – City Administrator
Date: October 7, 2019
Re:

Tax Increment District #10

Attached is the draft project plan and boundaries for Tax Increment District (TID)
#10. The draft plan has been prepared by Ehlers with assistance from City Staff. The
Joint Review Board reviewed and discussed the project at their October 1, 2019
meeting and recommend for the approval of the creation of the District. As part of
the creation of this TID, the Plan Commission is required to adopt a resolution
designating the boundaries and approving the project plan for TID #10. Tentatively,
the Common Council will adopt the project plan on October 28, 2019 and the Joint
Review Board will adopt shortly after Common Council adoption.

Recommendation:
Staff recommends the Plan Commission approve the Resolution designating the
proposed boundaries and approving a project plan for Tax Increment District #10.

October 7, 2019

Project Plan for the Creation
of Tax Incremental District
No. 10

Organizational Joint Review Board Meeting Held:

Scheduled for October 1, 2019

Public Hearing Held:

Scheduled for October 7, 2019

Approval by Plan Commission:

Scheduled for October 7, 2019

Adoption by Common Council:

Scheduled for October 28, 2019

Approval by the Joint Review Board:

TBD
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SECTION 1:

Executive Summary
Description of District
Tax Incremental District (“TID”) No. 10 (“District”) is a proposed 5.77-acre industrial district consisting
of a single parcel in the Liberty Business Park. ACS, a provider of engineering and engine test cell
equipment construction services (“Developer”) has proposed construction of a 47,500 square foot single
story headquarters facility to be used for manufacturing of engine testing equipment with both high bay
manufacturing space and lower ceiling space for administrative offices (“Project”). The facility will
include 12,700 square feet of office space, and 34,800 square feet of manufacturing space. The parcel that
the facility will be constructed on is presently located within Tax Incremental District No. 6, which has
reached the end of its expenditure period and is projected to close in 2021. Creation of the new District
will provide the necessary time needed to provide development incentives to support the Project.

Authority
The City is creating the District under the provisions of Wis. Stat. § 66.1105.

Estimated Total Project Cost Expenditures
The City anticipates making total expenditures of approximately $1.54 million (“Project Costs”) to
undertake the projects listed in this Plan. Project Costs include an estimated $800,000 in development
incentives, approximately $657,000 to be paid towards construction of traffic signals at the intersection of
Whalen Road and Liberty Drive, and an estimated $80,000 in District administrative expense.

Incremental Valuation
The City projects that an incremental increase in land and improvements value of approximately
$3,900,000 will result from the Project. Creation of this additional value will be made possible by the
Project Costs made within the District. Assumptions as to the development timing and associated values
are included in Section 10 of this Plan.

Expected Termination of District
Based on the Economic Feasibility Study located within Section 10 of this Plan, the City anticipates that
the District may remain open for its maximum life of twenty years. It is expected that the District will
generate enough tax increment to pay the development incentive by the year 2033, reflecting 12 years of
tax increment collections, and 14 years of total elapsed time. The amount of additional time the District
may remain open following payment of the full incentive amount will depend on whether installation of
traffic signals is warranted, the cost of those signals, and the availability of other revenue sources.

Summary of Findings
As required by Wis. Stat. § 66.1105, and as documented in this Plan and the exhibits contained and
referenced herein, the following findings are made:
1.

That “but for” the creation of this District, the development projected to occur as detailed
in this Plan: 1) would not occur; or 2) would not occur in the manner, at the values, or
within the timeframe desired by the City. In reaching this determination the City has
considered information provided by the Developer with respect to the estimated cost of its Project
relative to its fixed budget. Those costs, which are expected to exceed budget, create a funding
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gap that makes proceeding with the Project uneconomical for Developer. The City has concluded
that but for provision of an incentive to bridge the gap between Developer’s budget and the
estimated total Project Cost, that the Project will not locate in the City. As part of its incentive
agreement with Developer, the City will verify actual Project construction costs as compared to
Developer’s estimate and may reduce the incentive paid should costs be less.
2.

The economic benefits of the District, as measured by increased employment, business and
personal income, and property value, are sufficient to compensate for the cost of the
improvements. In making this determination, the City has considered that in addition to creation
of additional tax base, location of the Project is expected to result in creation of approximately 75
jobs within the City. Additional economic benefit will result from employment related to
construction of the Project, through purchase of materials and services, and general ongoing
economic activity related to the operation of the Project.

3.

The benefits of the proposal outweigh the anticipated tax increments to be paid by the
owners of property in the overlying taxing jurisdictions. As required by Wis. Stat. §
66.1105(4)(i)4., a calculation of the share of projected tax increments estimated to be paid by the
owners of property in the overlying taxing jurisdictions has been prepared and can be found in
Appendix A of this plan. However, because the Project would not occur without the use of tax
incremental financing, these tax increments would not be paid but for creation of the District.
Accordingly, the City finds that the benefits expected to be realized as set forth in this Plan
outweigh the value of the tax increments to be invested in the Project.

4.

Not less than 50% by area of the real property within the District is suitable for industrial sites as
defined by Wis. Stat. § 66.1101 and has been zoned for industrial use. Any real property within
the District that is found suitable for industrial sites and is zoned for industrial use at the time of
creation of the District will remain zoned for industrial use for the life of the District.

5.

Based on the foregoing finding, the District is designated as an industrial district.

6.

The Project Costs relate directly to promoting industrial development in the District, consistent
with the purpose for which the District is created.

7.

Improvements to be made in the District are likely to significantly enhance the value of
substantially all of the other real property in the District.

8.

The equalized value of taxable property in the District, plus the incremental value of all existing
tax incremental districts within the City does not exceed 12% of the total equalized value of
taxable property within the City.

9.

That there are no parcels to be included within the District that were annexed by the City within
the three-year period preceding adoption of this Resolution.

10.

That none of the territory within the District will be devoted to retail business at the end of the
District’s maximum expenditure period, pursuant to Wis. Stat.§ 66.1105(5)(b).

11.

The Plan for the District is feasible and is in conformity with the Master Plan of the City.
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SECTION 2:

Type and General Description of District
The District is a proposed 5.77-acre industrial district consisting of a single parcel in the Liberty Business
Park. The Developer, a provider of engineering and engine test cell equipment construction services, has
proposed construction of a 47,500 square foot single story headquarters facility to be used for
manufacturing of engine testing equipment with both high bay manufacturing space and lower ceiling
space for administrative offices. The facility will include 12,700 square feet of office space, and 34,800
square feet of manufacturing space. The parcel that the facility will be constructed on is presently located
within Tax Incremental District No. 6, which has reached the end of its expenditure period and is
projected to close in 2021. Creation of the new District will provide the necessary time needed to provide
development incentives to support the Project.
.
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SECTION 3:

Preliminary Map of Proposed District Boundary
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SECTION 4:

Map Showing Existing Uses and Conditions
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SECTION 5:

Preliminary Parcel List and Analysis
The proposed District consist of a single parcel, Lot 18 of the Liberty Business Park. This parcel is also
currently located within Tax Incremental District No. 6. Parcel details are as follows:
Parcel #
Acres
Value:
Land
Improvements
Total
Zoned

286/0608-234-0048-2
5.770
$ 1,700
$
0
$ 1,700
Suburban Industrial

The entirety of the territory to be located within the District is zoned and suitable for industrial
development.
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SECTION 6:

Equalized Value Test
The following calculations demonstrate that the City expects to be in compliance with Wis. Stat. §
66.1105(4)(gm)4.c., which requires that the equalized value of the taxable property in the proposed
District, plus the value increment of all existing tax incremental districts, does not exceed 12% of the total
equalized value of taxable property within the City.
The equalized value of the increment of existing tax incremental districts within the City, plus the base
value of the proposed District, totals $102,832,100. This value is less than the maximum of $368,659,668
in equalized value that is permitted for the City.

City of Verona
Tax Increment District #10
Valuation Test Compliance Calculation
District Creation Date

10/28/2019
Valuation Data
Currently Available
2019
3,072,163,900

Total EV (TID In)
12% Test

368,659,668

Increment of Existing TIDs
TID #4
TID #6
TID #8
TID #9

33,552,400
68,876,400
0
399,900

Total Existing Increment

102,828,700

Projected Base of New or Amended District

1,700

Less Value of Any Underlying TID Parcels

(1,700)

Total Value Subject to 12% Test

102,832,100

Compliance

PASS
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SECTION 7:

Statement of Kind, Number and Location of Proposed
Public Works and Other Projects
Project Costs are any expenditure made, estimated to be made, or monetary obligations incurred or
estimated to be incurred as outlined in this Plan. Project Costs will be diminished by any income, special
assessments or other revenues, including user fees or charges, other than tax increments, received or
reasonably expected to be received in connection with the implementation of the Plan. If Project Costs
incurred benefit territory outside the District, a proportionate share of the cost is not a Project Cost. Costs
identified in this Plan are preliminary estimates made prior to design considerations and are subject to
change after planning, design and construction is completed.
With all Project Costs, the costs of engineering, design, survey, inspection, materials, construction,
restoring property to its original condition, apparatus necessary for public works, legal and other
consultant fees, testing, environmental studies, permits, updating City ordinances and plans, judgments or
claims for damages and other expenses are included as Project Costs.
The following is a list of public works and other tax incremental financing eligible Project Costs that the
City expects to make, or may need to make, in conjunction with the implementation of the District’s Plan.
The map found in Section 8 of this Plan along with the Detailed List of Project Costs found in Section 9
provide additional information as to the kind, number and location of potential Project Costs.
Property, Right-of-Way and Easement Acquisition
Acquisition of Rights-of-Way
The City may need to acquire property to allow for installation of streets, driveways, sidewalks, utilities,
stormwater management practices and other public infrastructure. Costs incurred by the City to identify,
negotiate and acquire rights-of-way are eligible Project Costs.
Acquisition of Easements
The City may need to acquire temporary or permanent easements to allow for installation and
maintenance of streets, driveways, sidewalks, utilities, stormwater management practices and other public
infrastructure. Costs incurred by the City to identify, negotiate and acquire easement rights are eligible
Project Costs.
Streets and Streetscape
Street Improvements
To allow development to occur, the City may need to construct or reconstruct streets, highways, alleys,
access drives and parking areas. Eligible Project Costs include, but are not limited to: excavation; removal
or placement of fill; construction of road base; asphalt or concrete paving or repaving; installation of
curb and gutter; installation of sidewalks and bicycle lanes; installation of culverts, box culverts and
bridges; rail crossings and signals; utility relocation, to include burying overhead utility lines; street
lighting; installation of traffic control signage and traffic signals; pavement marking; right-of-way
restoration; installation of retaining walls; and installation of fences, berms, and landscaping.
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Community Development
Cash Grants (Development Incentives)
The City may enter into agreements with property owners, lessees, or developers of land located within
the District for sharing costs to encourage the desired kind of improvements and assure tax base is
generated sufficient to recover Project Costs. No cash grants will be provided until the City executes a
developer agreement with the recipient of the cash grant. Any payments of cash grants made by the City
are eligible Project Costs.
Miscellaneous

Projects Outside the Tax Increment District
Pursuant to Wis. Stat. § 66.1105(2)(f)1.n, the City may undertake projects within territory located within
one-half mile of the boundary of the District provided that: 1) the project area is located within the City’s
corporate boundaries; and 2) the projects are approved by the Joint Review Board. The cost of projects
completed outside the District pursuant to this section are eligible project costs and may include any
project cost that would otherwise be eligible if undertaken within the District. The City intends to make
the following project cost expenditures outside the District:


Construction of traffic signals at the intersection of Whalen Road and Liberty Drive.

Professional Service and Organizational Costs
The costs of professional services rendered, and other costs incurred, in relation to the creation,
administration and termination of the District, and the undertaking of the projects contained within this
Plan, are eligible Project Costs. Professional services include but are not limited to: architectural;
environmental; planning; engineering; legal; audit; financial; and the costs of informing the public with
respect to the creation of the District and the implementation of the Plan.
Administrative Costs
The City may charge to the District as eligible Project Costs reasonable allocations of administrative
costs, including, but not limited to, employee salaries. Costs allocated will bear a direct connection to the
time spent by City employees relating to the implementation of the Plan.
Financing Costs
Interest expense, debt issuance expenses, redemption premiums, and any other fees and costs incurred in
conjunction with obtaining financing for projects undertaken under this Plan are eligible Project Costs.
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SECTION 8:

Map Showing Proposed Improvements and Uses
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SECTION 9:

Detailed List of Project Costs
The following list identifies the Project Costs that the City currently expects to incur in implementing the
District’s Plan. All projects identified and related costs reflect the best estimates available as of the date of
preparation of this Plan. All costs are preliminary estimates and may increase or decrease. Certain Project
Costs listed may become unnecessary, and other Project Costs not currently identified may need to be
made. (Section 7 details the general categories of eligible Project Costs). Changes in Project Cost totals or
the types of Project Costs to be incurred will not require that this Plan be amended. This Plan is not meant
to be a budget nor an appropriation of funds for specific Project Costs, but a framework within which to
manage Project Costs.

City of Verona
Tax Increment District #10
Estimated Project List
Project
ID
1
2
3

Project Name/Type

Timeframe

Total

Development Incentives (Pay As You Go)
Contribution to Traffic Signals
Administration

2022 ‐ 2033
2022 ‐ 2034
2019 ‐ 2041

800,000
657,180
80,000

Total Projects

1,537,180
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SECTION 10:

Economic Feasibility Study, Financing Methods, and the
Time When Costs or Monetary Obligations Related are to
be Incurred
This Section includes a forecast of the valuation increases expected within the District, the associated tax
increment collections, a summary of how Project Costs would be financed, and a projected cash flow
demonstrating that the District is economically feasible.
Key Assumptions
The Project Costs the City plans to make are expected to create $3,900,000 million in incremental value
by January 1, 2021. The development Project(s), estimated valuations and timing are included in Table 1.
Assuming the City’s current equalized TID Interim tax rate of $21.67 per thousand of equalized value,
and economic depreciation of 1% annually, the Project would generate $1,538,861 in incremental tax
revenue over the 20-year term of the District as shown in Table 2.
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City of Verona
Tax Increment District #10
Development Assumptions
Construction Year

1
2
3
4
5
6
7
8
9
10
11
12
13
14
15
16
17
18
19
20

47,500 Sq. Ft.
Ind. Bldg.

Actual

2020
2021
2022
2023
2024
2025
2026
2027
2028
2029
2030
2031
2032
2033
2034
2035
2036
2037
2038
2039
Totals

3,900,000

0

Construction Year

2020
2021
2022
2023
2024
2025
2026
2027
2028
2029
2030
2031
2032
2033
2034
2035
2036
2037
2038
2039

1
2
3
4
5
6
7
8
9
10
11
12
13
14
15
16
17
18
19
20

3,900,000

Notes:
1
Equates to $82 per sq. ft. (Based on e‐mail received from City assessor dated 8‐5‐2019.

Table 1 – Development Assumptions

_____________________________________________________________________________________________

TID No. 10 Project Plan
Prepared by Ehlers

Page 15

City of Verona
October 7, 2019

City of Verona
Tax Increment District #10
Tax Increment Projection Worksheet
Type of District
District Creation Date
Valuation Date
Max Life (Years)
Expenditure Period/Termination
Revenue Periods/Final Year
Extension Eligibility/Years
Eligible Recipient District

1
2
3
4
5
6
7
8
9
10
11
12
13
14
15
16
17
18
19
20

Construction
Year
2020
2021
2022
2023
2024
2025
2026
2027
2028
2029
2030
2031
2032
2033
2034
2035
2036
2037
2038
2039
Totals

Value Added
3,900,000
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
3,900,000

Industrial
October 28, 2019
Jan 1,
2020
20
15
10/28/2034
20
2041
Yes
3
No

Valuation Year
2021
2022
2023
2024
2025
2026
2027
2028
2029
2030
2031
2032
2033
2034
2035
2036
2037
2038
2039
2040

Inflation
Increment
0
(39,000)
(38,610)
(38,224)
(37,842)
(37,463)
(37,089)
(36,718)
(36,351)
(35,987)
(35,627)
(35,271)
(34,918)
(34,569)
(34,223)
(33,881)
(33,542)
(33,207)
(32,875)
(32,546)

Base Value
Appreciation Factor
Base Tax Rate
Rate Adjustment Factor

0
‐1.00%
$21.67

Tax Exempt Discount Rate
Taxable Discount Rate

0.00%
0.00%

Total
Increment Revenue Year
3,900,000
2022
3,861,000
2023
3,822,390
2024
3,784,166
2025
3,746,324
2026
3,708,861
2027
3,671,773
2028
3,635,055
2029
3,598,704
2030
3,562,717
2031
3,527,090
2032
3,491,819
2033
3,456,901
2034
3,422,332
2035
3,388,109
2036
3,354,228
2037
3,320,685
2038
3,287,478
2039
3,254,604
2040
3,222,058
2041

(677,942)

Tax Rate
$21.67
$21.67
$21.67
$21.67
$21.67
$21.67
$21.67
$21.67
$21.67
$21.67
$21.67
$21.67
$21.67
$21.67
$21.67
$21.67
$21.67
$21.67
$21.67
$21.67

Tax Increment
84,510
83,664
82,828
82,000
81,180
80,368
79,564
78,768
77,981
77,201
76,429
75,665
74,908
74,159
73,417
72,683
71,956
71,237
70,524
69,819

Future Value of Increment

1,538,861

Notes:
1

Rate shown is actual 2018/19 TID tax rate per DOR Form PC‐202 (Tax Increment Collection Worksheet).

Table 2 – Tax Increment Projection Worksheet
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Financing and Implementation
For purposes of this Plan, a “pay as you go” development incentive totaling $800,000 would be paid to
the Developer from available tax increment. Payments would be from, and limited to, tax increment
generated by the Project and collected by the City. The cash flow found in Table 3 assumes that the
incentive payments would be equal to 90% of the tax increment collected, with the City retaining 10% to
pay District administrative costs and to apply towards the cost of traffic signals. The purpose of the cash
flow analysis is to demonstrate economic feasibility only: actual terms and conditions of any incentive
payments to be made will be established within a development agreement to be entered into by the City
and Developer. These terms and conditions may vary from the assumptions made in this Plan.
The City would intend to cash pay District administrative costs from tax increment collected and will
advance funds to the District as needed to cover those costs prior to the time that tax increments are
generated. Contributions made by the District towards the cost of traffic signals will also be paid from tax
increments collected.
Based on the projected incentive payment schedule as included within the cash flow exhibit (Table 3), the
District is projected to accumulate sufficient funds by the year 2033 to repay that liability. The amount of
additional time the District may remain open following payment of the full incentive amount will depend
on whether installation of traffic signals is warranted, the cost of those signals, and the availability of
other revenue sources.
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Table 3 – Cash Flow
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1,538,861

Total

(1,681)

(500)
(560)
(621)
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
1,537,180

(500)
(560)
83,888
83,664
82,828
82,000
81,180
80,368
79,564
78,768
77,981
77,201
76,429
75,665
74,908
74,159
73,417
72,683
71,956
71,237
70,524
69,819
800,000

657,180

80,000

1,537,180

Expenditures
Municipal
Revenue
Contribution
Obligation2 @ to Traffic Light
Total
Debt Service3
Admin.
Expenditures
90%
25,000
25,000
2,500
2,500
2,500
2,500
44,999
5,330
2,500
52,828
75,298
5,866
2,500
83,664
74,545
5,783
2,500
82,828
73,800
5,700
2,500
82,000
73,062
5,618
2,500
81,180
72,331
5,537
2,500
80,368
71,608
5,456
2,500
79,564
70,892
5,377
2,500
78,768
70,183
5,298
2,500
77,981
69,481
5,220
2,500
77,201
68,786
5,143
2,500
76,429
35,017
38,148
2,500
75,665
72,408
2,500
74,908
71,659
2,500
74,159
70,917
2,500
73,417
72,683
70,183
2,500
69,456
2,500
71,956
68,737
2,500
71,237
68,024
2,500
70,524
0
67,319
2,500
69,819
Annual
(25,000)
(3,000)
(3,060)
31,060
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0

Projected TID Closure

MRO Principal
Cumulative
Outstanding
(25,000)
(28,000)
800,000
(31,060)
800,000
0
755,001
0
679,703
0
605,158
0
531,359
0
458,297
0
385,966
0
314,358
0
243,467
0
173,284
0
103,803
0
35,017
0
0
0
0
0
0
0
0
0
0
0

Balances

Total

Year
2019
2020
2021
2022
2023
2024
2025
2026
2027
2028
2029
2030
2031
2032
2033
2034
2035
2036
2037
2038
2039
2040
2041

To the extent traffic signals are warranted, the City plans to use any residual available funds to pay the cost of that installion in part or in full.

3

agreement.

2

Negative figures reflect estimated interest charged on advances to District to cover deficit fund balances.
2
Proposed MRO assumes annual payments equal to 90% of tax increment collected, net of any amounts needed to repay advances due to District, with a maximum payment
2
of $800,000. Proposed MRO is an illustration of potential terms for purposes of determining economic feasibility only. Actual terms of MRO will be defined within development

1

Notes:

84,510
83,664
82,828
82,000
81,180
80,368
79,564
78,768
77,981
77,201
76,429
75,665
74,908
74,159
73,417
72,683
71,956
71,237
70,524
69,819

2019
2020
2021
2022
2023
2024
2025
2026
2027
2028
2029
2030
2031
2032
2033
2034
2035
2036
2037
2038
2039
2040
2041

Year

Projected Revenues
Interest
Earnings/
(Cost) @1
Tax
Total
Increments
Revenues
2%

Cash Flow Projection

Tax Increment District #10

City of Verona

SECTION 11:

Annexed Property
A tax incremental district cannot include annexed territory unless at least three years have elapsed since
the annexation, or certain other requirements are met. None of the property within the proposed District
boundary was annexed during the past three years.

SECTION 12:

Estimate of Property to be Devoted to Retail Business
Pursuant to Wis. Stat. § 66.1105(5)(b), the City estimates that none of the territory within the District will
be devoted to retail business at the end of the District’s maximum expenditure period.

SECTION 13:

Proposed Zoning Ordinance Changes
The proposed Plan is in general conformance with the City’s current zoning ordinances. The territory
located within the District is currently zoned and suitable for industrial development and will remain in a
zoning classification suitable for industrial sites for the life of the District.

SECTION 14:

Proposed Changes in Master Plan, Map, Building Codes
and City of Verona Ordinances
The proposed Plan is in general conformance with the City’s Comprehensive Plan identifying the area as
appropriate for industrial development. Development within the District will be required to conform to
State Building Codes and will be subject to the City's permitting and inspection procedures. The proposed
Plan conforms to all relevant State and local ordinances, plans, and codes. No changes to the existing
regulations are proposed or needed

SECTION 15:

Relocation
Should implementation of this Plan require relocation of individuals or business operations, relocations
will be handled in compliance with Wis. Stat. Chapter 32 and Wis. Admin. Code ADM 92.
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SECTION 16:

Orderly Development of the City of Verona
Creation of the District and the implementation of the projects in its Plan will promote the orderly
development of the City by creating new industrial development, providing necessary public
infrastructure improvements and providing appropriate financial incentives for private development
projects. Through use of tax increment financing, the City can attract new investment that results in
increased tax base. Development will occur in an orderly fashion in accordance with approved plans so
that the Project will be compatible with adjacent land uses. Development of new uses in the District will
add to the tax base and will generate positive secondary impacts in the community such as increased
employment opportunities and demand for other support services.

SECTION 17:

List of Estimated Non-Project Costs
Non-project costs are public works projects which only partly benefit the District. Costs incurred that do
not benefit the District may not be paid with tax increments. Examples of non-project costs are:


A public improvement made within the District that also benefits property outside the District.
That portion of the total Project Costs allocable to properties outside of the District would be a
non-project cost.



A public improvement made outside the District that only partially benefits property within the
District. That portion of the total Project Costs allocable to properties outside of the District
would be a non-project cost.



Projects undertaken within the District as part of the implementation of this Project Plan, the costs
of which are paid fully or in part by impact fees, grants, special assessments, or revenues other
than tax increments.

The Plan includes the following non-costs:
1. A portion of the cost of traffic signals to be installed at the intersection of Whalen Road and
Liberty Drive, which will also benefit property outside of the District, will be paid from other
sources of funds.
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SECTION 18:

Opinion of Attorney for the City of Verona Advising
Whether the Plan is Complete and Complies with
Wisconsin Statutes 66.1105

August 30, 2019

SAMPLE
Mayor Luke Diaz
City of Verona
111 Lincoln Street
Verona, Wisconsin 53593

RE:

City of Verona, Wisconsin Tax Incremental District No. 10

Dear Mayor:
As City Attorney for the City of Verona, I have reviewed the Project Plan and, in my opinion, have
determined that it is complete and complies with Wisconsin Statutes Section 66.1105(4)(f).
Sincerely,

Attorney S. Bryan Kleinmaier
City of Verona
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Exhibit A:

Calculation of the Share of Projected Tax Increments
Estimated to be Paid by the Owners of Property in the
Overlying Taxing Jurisdictions
Estimated Portion of Taxes that Owners of Taxable Property in Each Taxing Jurisdiction
Overlaying District Would Pay by Jurisdiction1

Revenue Year
2022
2023
2024
2025
2026
2027
2028
2029
2030
2031
2032
2033
2034
2035
2036
2037
2038
2039
2040
2041
Totals

DOR Form PC‐202 Year
Dane County
City of Verona
Verona Area School District
Madison Area Technical College
Total

2018/19
522,628
884,899
2,249,704
160,243
3,817,474

Dane County City of Verona
11,570
19,590
11,454
19,394
11,339
19,200
11,226
19,008
11,114
18,818
11,003
18,629
10,893
18,443
10,784
18,259
10,676
18,076
10,569
17,895
10,463
17,716
10,359
17,539
10,255
17,364
10,153
17,190
10,051
17,018
9,951
16,848
9,851
16,680
9,753
16,513
9,655
16,348
9,559
16,184

Verona Area
School District
49,803
49,305
48,812
48,324
47,841
47,362
46,889
46,420
45,955
45,496
45,041
44,591
44,145
43,703
43,266
42,833
42,405
41,981
41,561
41,146

Madison Area
Technical
College
3,547
3,512
3,477
3,442
3,408
3,374
3,340
3,306
3,273
3,241
3,208
3,176
3,144
3,113
3,082
3,051
3,020
2,990
2,960
2,931

Total
84,510
83,664
82,828
82,000
81,180
80,368
79,564
78,768
77,981
77,201
76,429
75,665
74,908
74,159
73,417
72,683
71,956
71,237
70,524
69,819

906,878

64,596

1,538,861

210,676

356,711

Percentage
13.69%
23.18%
58.93%
4.20%

Revenue Year
2022
2023
2024
2025
2026
2027
2028
2029
2030
2031
2032
2033
2034
2035
2036
2037
2038
2039
2040
2041

Notes:
The projection shown above is provided to meet the requirements of Wisconsin Statute 66.1105(4)(i)4.

1
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Memorandum
To:

Plan Commission

From: Adam Sayre – City Administrator
Date: October 7, 2019
Re:

Zoning and Sign Code Rewrite

At the March 2019 Plan Commission meeting, Houseal Lavigne and Ancel Glink was
selected as the firm to complete the Zoning and Sign Code Rewrite. They were
chosen as they have a solid understanding of the project, strong graphical design
skills that will be incorporated into the document, and an experienced team.
Members of the team present this evening include John Houseal, who is the
principal and cofounder of Houseal Lavigne Associates, and Jackie Wells, who is the
project manager.
Houseal Lavigne Associates will be conducting three public meetings on October 7,
2019. These meetings focused on commercial and industrial areas, signs, and
residential areas. The workshops included reviewing the purpose of the Zoning and
Sign Code Rewrite and hear stakeholder’s views regarding challenges and issues
with current codes and regulations.
John Houseal and Jackie Wells will be attending the October 7th Plan Commission
meeting to discuss the workshops with the Plan Commission and to receive input
from the Commissioners.

Project Name

Applicant

Location

Status

Project Details

Pending Projects
211 East Verona Avenue

Concept Plan before PC in September
of 2019
Concept Plan, Annexation, & Preliminary
Plat before PC in September of 2019;
Initial review before PC in May of 2019
with USA amendment approved in July
of 2019

Michael Hankard

211 E. Verona Ave.

The Woods at Cathedral Point

Veridian

Southeast corner of CTH M and
Range Trail

Whispering Coves

Forward Development
Group

South of CTH PD, west of CTH M,
Preliminary plat denied by PC in May
north of Kettle Creek North
2019
Subdivision, & east of Northern
Lights Rd.

2-story, 2,406 s.f. building for
commercial
53-acres for 100-unit multi-family, 18
twin homes, 38 alley accessed singlefamily, & 101 street accessed singlefamily

222 lots and 22 outlots

Under Construction
Hometown Grove Subdivision

Northpointe

Kimball Lane area

Homes under construction

Epic Campus 5

Epic

1979 Milky Way

Under construction; last office building
started in 2019.

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

True Studio

County Farms
Properties, LLC (Tim
Neitzel)

160 Keenan Court

Under construction, landlord/tenant
issues

10,136 s.f. fitness studio

Attainment Company

Attainment Company

1158 Clarity Street

Under construction

32,408 SF warehouse building

Kettle Creek North Final Plat

H & H Properties

North of Country View Elementary Under construction; Building permit
School
issued

Approved for 174 single-family lots

VASD (new high school)

VASD

234 Wildcat Way

Under construction

Site Plan approved by PC in March
2018

Lincoln Street Apartments

Knothe & Bruce
Architects, LLC or
Lincoln Street Verona,
LLC

102/104 Lincoln Street

Under construction

90-apartment units; PIP approved in
Oct. 2018

E & A Enterprises, Inc.

Tom Engel

345 Investment Court

Festival Foods

Commercial Horizons

660 Hometown Circle

Well # 6

City of Verona

North side of Whalen Road ~ 800
east of U.S. Hwy. 18/151

Approved for 4,704 s.f. building to
house vehicles and materials for a
CUP & site plan April 2019
Approved March 2019 for 67,177 s.f.
Under construction - Opening in October
grocery store
2.17 acres for a 1,740 square foot
Under construction
utility building

Bach Race Craft

Jim Bach - Bach Race
Craft

404 Legion Street

Building permit issued

9,200 s.f. building

High School Façade Modification

VASD

234 Wildcat Way

Site Plan Amendment approved in
August of 2019

Façade modifications to the gym area
with a mural sign.

Under Construction

Under Construction
Kwik Trip

Kwik Trip

233 Wildcat Way

West End Mixed-Use

Steve Brown
Apartments

West End

Engineering Industries, LLC

Engineering Industries,
407 S. Nine Mound Rd.
LLC

Approved for a gas station,
convenience store, and car wash by
PC in July of 2019.
Building permit issued. Blasting has
28,849 s.f. commercial; approved in
begun.
October 2018
Approved for a 13,750 s.f. addition to
Building permit granted and footings are
the existing building by PC in April
underway.
2019
Earthwork has begun. Kwik has
acquried the property.

Projects Approved, but Waiting to Start Construction
Project Name

Applicant

Location

Status

Project Details

Purple Cow property

City of Verona

West of Range Trail & north of
East Chapel Royal Dr.

21 single-family lots & parcel for Public
City acquired property in February 2019. Works facility; approved in October
2018

Buildings B & C,
Sugar Creek Commons

Forward Development
Group

509 W. Verona Avenue

Waiting on development agreement

Kettle Creek North Replat

H & H Properties

Reddan Soccer Park
Sugar Creek Commons Hotel &
Event Center

Madison Area Youth
Soccer Association
Forward Development
Group

North of Country View Elementary Dane County Circuit Court signed
School
document June 2019
Site Plan approved by PC in February
550 Cross Country Road
2019
509 W. Verona Avenue

Waiting on development agreement

Amendment to the PIP, which includes
143-apartment units and 26,000 s.f.
commercial approved November 2018
33 lots and 2 outlots; approved in
January 2019
Replace an existing turf field with a
synthetic field.
Approved in April 2019 for 120-room
hotel and 350-seat event center

841 N. Main Street

Forward Development
Group

841 N. Main Street

Agreements under review by developer

Approved in April of 2019 for 100-unit
age restricted senior housing with
assisted care. Coordinating with
neighbors regarding landscaping. CSM
approved May 2019.

505 - 507 Bruce Street

Aldo Partners

505 - 507 Bruce Street

Site Plan, CUP, & CSM approved in
May of 2019

7,000 square foot building that could be
divided for three separate tenants

VASD - High School Sign

VASD

Corner of West Verona Avenue
and West End Circle, and north of
Half Mile Road.

CUP approved August of 2019

VASD - Traffic Circulation
Modification

VASD

700 N. Main Street campuses

Condition of approval to do a traffic
Site Plan Amendment approved August
circulation report showing movements
of 2019
of vehicles, pedestrians, and bicycles

300 East Verona Avenue

Michelle Hebert

300 E. Verona Ave.

Zoning Map Amendment and Site Plan
approved in September of 2019

Office, showroom, and rental
apartments to be zoned from NR to CC

ACS Headquarters

ACS

Liberty Business Park south of
Whalen Rd.

Site Plan approved in September of
2019

1-story, 47,100 s.f.
office/manufacturing building

NEW VERONA AREA HIGH SCHOOL
PUBLIC ROADWAY CONSTRUCTION
PU
SCHEDULE
Page 1 of 2

Oct 2019-May 2020

Street widening
Multi-use path and sidewalk extension
Through traffic maintained throughout construction

April 2020-May 2020
Sidewalk addition
Through traffic maintained
throughout construction

Aug 2019-May 2020
West End Circle intersection
Nine Mound intersection
Street widening and sidewalk connections
Through traffic maintained throughout construction
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Wildcat Way
Stewart’s Woods Road

Nov 2019-Mar 2020
MRST structure installation
Short term (1-2 weeks) closure
of MRST
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Island additions
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