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INTRODUCTION
On behalf of land owners Dennis Midthun and Integra Investments LLC (Dennis Midthun owner), JSD is
submitting the enclosed application materials for the development of the North Neighborhood, a 198-acre
mixed use development proposed on the Midthun property at the southwest corner of CTH PD and CTH
M. This submittal consists of a conceptual land use plan dated December 7, 2017, and exhibits for
project location, land use plan, pedestrian network, as well as character images to illustrate the vision for
the neighborhood.
A pre-application meeting was held with City staff on May 8 to discuss general process and City
requirements for the development. Workshop sessions for preliminary design work were held with City
staff, Plan Commission and Council on September 14. Another pre-application meeting was held with
City planning and public works staff on October 6, and a meeting was held October 16 with City planning,
public safety and public works staff to discuss infrastructure design. Dennis Midthun and Forward
Development Group (FDG) are requesting the opportunity to present the Concept Plan at the upcoming
meetings of the Plan Commission, Parks Commission, Public Works Commission, and Common Council.
OVERVIEW
Design Concept
The residential neighborhood concept is a creation of the Rick Harrison (of Rick Harrison Site Design
Studio), and uses an innovative approach to land planning. Planning starts with the pedestrian path
network, to prioritize the pedestrian experience and ensure efficient connections to actual origins and
destinations. A critical goal of the design is maximizing the sense of community and fostering social
interaction through thoughtful placement of the sidewalks and paths, useable green spaces, and through
attention to vistas from homes, paths and streets. A third goal is to minimize the environmental impact of
grading and pavement, by using a street layout that works with the terrain and is double-loaded with
development lots. This also ensures that street infrastructure costs are supported by adjacent
development, reducing “wasted” infrastructure and long-term maintenance costs.
A key design element used in the concept plan is a
curvilinear street design with island “diffusers” in select
locations, and pedestrian walkways pulled away from
intersections. These designs are intended to invite
walking, slow traffic speeds, increase safety at
intersections, and add value by creating a unique
identity.
Another key design innovation in the residential
neighborhood is “coving,” an approach to land planning
that uses meandering road patterns and home setbacks
to give homeowners a feeling of wider space and views
of the street, even where homes are set close together.
This also serves to add interest to the streetscape,
compared to a traditional grid pattern where straight lines
can lead to monotony and homes stand “shoulder to
shoulder.”
General Project Themes and Images
When completed, the North Neighborhood is envisioned
to be a beautiful suburban neighborhood with 377 singlefamily home sites, up to 250 multifamily apartment
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homes, winding roads and pathways, and over 13 acres of neighborhood retail and service businesses
intertwined with 41 acres of landscaped open spaces. The enclosed concept plan comprises
approximately 198 acres, 157 acres (four “40s”) of which will be developed as a residential neighborhood
and 40 acres of which will be developed as a mixed use multi-family/commercial area. The mixed-use
area will serve as the “gateway” to the neighborhood and is intended to be harmonious with the
residential area, connected via open space pedestrian routes, and with thoughtful transitions between
land uses.
Key features of the neighborhood will be the abundance of pedestrian connections and open spaces, a
strong sense of community, and new variety in housing product for the local market. Using the design
concepts noted above, the proposed design builds on traditional suburban neighborhood design with
innovations in lot layout and travel routes that are intended to enhance the experience for residents,
pedestrians and vehicle travelers alike, for generations to come.
Open spaces will play a key role in making the development unique. By interspersing open areas and
trails throughout the neighborhood and paying special attention to vistas from the homes and from
streets, the resulting effect will be added value for homes and a special “sense of place” as people enter
the neighborhood.
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SITE CHARACTERISTICS
Relationship to Nearby Properties and Streets
For context, the subject property is located at the southwest corner of the “Five Points” intersection of
County Highway PD (McKee Road), County Highway M (North Main Street) and Raymond Road in the
Town of Verona. Access to the property is from CTH PD and CTH M, which are being improved as part
of a major intersection redesign project over the next few years. The land would be proposed for
annexation into the City of Verona as the land is platted.
Adjoining land uses and jurisdictions include:
x

The University Ridge Golf Course to the north across CTH PD (City of Madison)

x

A utility station, West Madison Bible Church, and rural residential lots to the east across CTH M
(Town of Verona)

x

Undeveloped agricultural land (Backus farm) to the southeast (Town of Verona)

x

The in-progress “Kettle Creek North” residential subdivision to the south (City of Verona)

x

Rural residential lots to the west along CTH PD and southwest (Town of Verona)

x

A former quarry planned for future City park and utility substation to the west (City of Verona)

Natural Features
Historically, the site has been farmed for several decades. Notable environmental features include
substantial terrain with high points in the northwest along CTH PD (elevation approximately 1100 ft) and a
saddle in the southwest (elevation 1090 ft), and the land dropping down to the west and to the east,
where a closed kettle basin (elevation 990 ft) receives drainage from most of the property. The plan
takes advantage of the rolling topography.
Wetland investigations found wetlands existing in the easternmost “40,” however, no wetlands exist on
the remaining parcels (see enclosed DNR Concurrence materials). Investigations have been conducted
for endangered species (with a DNR Endangered Species Review Request) and archeologically
significant resources (with a Cultural Resources screening done by contract); no significant resources
were found during those investigations.

PROJECT DESCRIPTION
Land Division and Phasing
FDG proposes to subdivide the 158 acres via Subdivision Plat, and Dennis Midthun proposes to divide
the easternmost 40 acres separately via Certified Survey Map (CSM). The Plat and CSM will establish
public street dedications, provide for stormwater management and parkland areas dedicated to public,
and create development lots for residential and commercial uses.
Platting for the residential neighborhood will be done in phases, with the first phase consisting of the two
central “40s” in the south. This is consistent with the recommended phasing in the North Neighborhood
Plan.
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Residential Neighborhood
Of the 158-acre residential neighborhood, over half (56%) of the project area is comprised of single-family
residential land uses, 26% of the area is open space (including storm water management areas), and
18% is street right-of-way.
Two types of single-family homes are proposed:
x

267 traditional detached single-family lots, at an average size of 12,600 square feet (0.3 acres)
and with a density of 3.5 dwelling units per acre (DUA)

x

110 “Villa Homes,” a form of single-family detached townhome with Homeowner Associationmaintained common areas, an average lot size of 4,500 square feet (0.1 acres) and a density of
approximately 4.4 DUA (including the common areas).

Currently, the land is predominantly zoned A-3 Agricultural with two parcels zoned RH-1 Residential. The
residential neighborhood is proposed to be zoned Planned Development, to enable flexibility in the street
network, minimum lot frontages, building setbacks, and the configuration of the Villa home lots. The
zoning districts used for reference on the lot standards are the Neighborhood Residential (NR) and Mixed
Residential (MR) districts. More details are provided below per the ordinance requirements for a PUD
concept plan submittal.

Commercial / Mixed Use “Gateway”
The Midthun 40-acre parcel is proposed for approximately 15 acres of commercial, 6.7 acres of multifamily residential, and 18 acres of open space that comprises a combination of delineated wetland
preserve, multiuse paths, and stormwater management areas. Currently zoned A-3, this parcel is also
proposed to be developed under Planned Development zoning. The proposed land uses include:
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x

Up to 250 multifamily residential units at an overall density of 37 DUA. The zoning district used
for reference to development bulk standards would be the Urban Residential (UR) district.

x

Approximately 15 acres for several sites of neighborhood commercial / retail businesses. The
zoning district used for reference is the Suburban Commercial (SC) district.

The applicants request the City’s feedback on the proposed land use layout, including open space, trails
and streets.

CONSISTENCY WITH CITY PLANS AND DEVELOPMENT POLICIES
Future Land Uses
The City’s Comprehensive Plan designates the project site as part of the City’s northern growth area, and
more detailed planning was done as part of the City’s North Neighborhood Plan adopted in 2015. The
proposed Concept Plan is generally consistent with the Neighborhood Plan, which calls for a mix of
residential land use (at 4-7 DUA) and open space, with multi-family residential (at 12-20 DUA) and
commercial/mixed uses in the east near CTH M. Compared to the Neighborhood Plan, the proposed
single-family densities are slightly lower, and multi-family densities are higher than the plan envisioned in
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these respective areas; however, the resulting overall density for residential areas across the entire
development is approximately 6 DUA.
The Neighborhood Plan envisions a future school somewhere in the vicinity. A school site is not part of
this proposal because a specific site has not been identified or pursued by the Verona Area School
District at this time. After multiple meetings with City staff and the School District, the applicants believe
that a school site closer to CTH PD and M would be preferable to a site within the neighborhood, due to
the anticipated traffic volumes and concerns for safe vehicle circulation.
In the North Neighborhood Plan, most of the area is planned for “Suburban Residential” which would
contain lots of 8,000 to 10,000 square feet with 15 to 25 foot setbacks, front porches, and garages set
back from the street to emphasize walkable street character – with some areas suitable for 6,000 square
foot lots and smaller setbacks. The proposed Concept Plan contains traditional lots of 8,853 to 22,060
square feet (average 12,577 square feet), with the largest lots located at corners and near the edge of the
subdivision. Setbacks are larger in order to accommodate the coving of homes and the meandering
sidewalks. Proposed Villa lots range from 3,304 to 6,611 square feet with minimal setbacks and building
separation of 7 to 11 feet, providing a unique housing product akin to detached townhomes and a very
walkable street character.
Areas planned for “Multifamily Residential” in the Neighborhood Plan would contain buildings up to 3
stories, with amenities and a mix of underground and surface parking. Planned “Commercial” areas are
to include a variety of building scales and uses, with more intensive development located along CTH PD
and CTH M, building facades that greet southbound traffic entering the City, small social gathering
spaces, and parking areas that are screened and shared by multiple users. This is consistent with the
developer’s proposed vision.
Other Neighborhood Plan goals that inform the Concept Plan include:
x

“Development patterns will provide residents a complete neighborhood with the option of walking,
biking, or driving to places within the neighborhood.”

x

“Streets will be designed for slower speeds.”

x

“Walking in the neighborhood will be a pleasant and interesting activity.”

x

“A variety of public spaces is critical to the overall identity of the neighborhood and serves as
social gathering places.”

The proposed mix of dwelling unit types is roughly 43% multi-family to 57% single-family, which would
provide more multi-family compared to the City’s target ratio of 20/80 for new growth areas. The
applicants believe that this location is appropriate for the proposed number of multi-family residential
dwellings, in light of the goal of viable mixed use on this property (with residential to support the planned
commercial), the location along CTH which is a key commuter route, and the broader goal of
accommodating a variety of housing types in the city.
Design Guidelines
Non-residential and commercial development within the North Neighborhood will also reflect the design
guidelines contained in the North Neighborhood Plan, including:
x

Setbacks: Encouraged to conform to the zoning ordinance, with potential for zero or minimal
setbacks for commercial and multifamily uses to reinforce the street edge. Suburban residential
may be 15-25’ to transition between land uses.

x

Parking: Locate to side and rear of buildings, shared parking encouraged, walkways connecting
entrances to public sidewalks, screened, concrete curbs to protect landscape areas,
fencing/screening with materials compatible to adjacent buildings.
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x

Buildings: Use canopies, awnings, porches, and gable roof projections to highlight building
entrances, and provide for shade and signage; four-sided architecture; entrances along streetfacing façades; and high-quality natural building materials.

City Ordinances
The following is an initial draft list of zoning and subdivision standards that are met, not met, or exceeded
by the proposed Concept Plan, and where they apply:
Residential Lots

Met / Not Met / Exceeded

Land Uses

Met – no exemptions
anticipated

Location / Specifics on Exemptions

Density / Intensity:
Maximum 5 DUA (NR District)

Met

All single-family detached lots meet the minimum

Maximum 8 DUA (MR District)

Met

All Villa home lots meet the minimum

Maximum 11-14 DUA (UR District)

Not met / flexibility requested

Multifamily sites in east 40 proposed at higher
densities

Maximum LSR 25% (SC District)

Met

Maximum 1 building per lot except
with Group Development approval

Flexibility requested

Detailed site planning has not been done for the
commercial / mixed use sites, but flexibility is
requested to enable multiple buildings per lot.

8,000 sf / 10,000 sf for corner lots
(NR District)

Met

All single-family detached lots meet the minimum

5,000 sf (MR District)

Not met / flexibility requested

Some Villa home lots are < 5,000 sf

3,600 sf/DU (UR District)

Not met / flexibility requested

Multifamily sites may not meet this due to
proposed density

1 acre (SC District)

Met / no exemptions expected

Minimum lot area:

Minimum lot width: 60’ / 80’ for
corner lots (NR and MR Districts)

Not met / flexibility requested

All traditional single-family detached lots meet
the standard.
Villa home lots are generally 38’ wide.

Street Frontage (50’)

Not met

Cul-de-sac and Villa lots have shorter frontage.

Maximum Building Height
(35’ Residential, 45’ SC District)

Met / no exemptions expected

Minimum Setbacks:
25’ F / 10’ S / 25’ R (NR)

Met

All single-family detached lots meet the minimum

25’ F / 0’ or 10’ S / 25’ R (MR)

Not met / flexibility requested

25’ F / 15’ S / 25’ R (UR)

Flexibility requested

25’ F / 0 or 10’ S / 25’ R (SC)

Flexibility requested

Villa lots may be less than 10’ apart
Detailed site planning has not been done for
these sites, but flexibility is requested to fit the
proposed number of units, and for commercial
buildings to be placed with zero or minimal
setbacks per Neighborhood Plan design
guidelines.
Villa homes are closer than 20’ apart. Other sites
are expected to meet the minimums.

Dwelling / Building Separation
(20’ NR, 20’ MR, 30’ UR, 20’ SC)

Not met / flexibility requested

Parking and Loading

Not met

A parking ratio of 1:1 is requested for the Villas.

Street Specifications (Minimum 32’
pavement with 22’ width for snow
plowing, per City Staff)

Not met / flexibility requested

Villa sites are proposed with narrower streets
due to the unique nature of the housing product
and abundance of pedestrian paths. More
information below.
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PROPOSED PUBLIC IMPROVEMENTS
Streets and Paths
The applicants are requesting the City’s consideration and feedback on the proposed street and
pedestrian path network, as the design is innovative. The proposed street layout was designed with
particular attention to the site’s natural terrain, and with explicit goals for traffic flow (with minimal stops to
reduce fuel consumption), public safety, and an enhanced pedestrian experience. The design also seeks
to minimize the amount of paved area, in order to provide an aesthetically pleasing environment and
reduce the long-term infrastructure costs associated with the subdivision.
According to the North Neighborhood Plan, the neighborhood is to be served by an east-west collector
street with connections to CTH M and CTH PD. In the Concept Plan, Street A and Street B serve as the
primary collector routes. All other streets, including the streets serving the Villa Homes, are intended to
be dedicated as local public streets. Negotiations are in progress with the neighboring land owner
(Endres) to secure an access easement for Street A onto CTH M; this issue has not yet been resolved at
the time to this submittal.
The CTH PDxM reconstruction project includes significant redesign to the streets and the extension of
public sewer and water utilities along CTH M. Based on meetings with City staff, the development team is
aware that construction of the PD/M interchange is scheduled to be completed in a few years, and that
additional improvements to CTH M (such as turn lanes and signals) will likely be required for this
subdivision. A traffic impact analysis (TIA) is in progress to verify the engineering designs for key
intersections for this project. The applicants are requesting the City’s feedback on the proposed
intersection designs, as they utilize unique layouts to balance the goals of traffic flow, traffic calming,
traffic control, and pedestrian-vehicle separation.
Dimensions for the streets and paths as shown on the Concept Plan are as follows (see also the Trail
System and Cross Section Exhibits):
Cul-de-Sac Diameter Dimensions (FT)

Streets A and B

Widt
h
(FT)
36

Streets C, D, E, F, G, H, I, J, K, L, M, N, O

Street / Path

Cul-de-Sac

ROW

Outside

Island

1

140

120

76

32

2

160

140

96

Streets P, Q, R, S (Villa Home streets)

24

Tamarack Way

32

3
4

130
160

110
140

66
96

Hemlock Drive

32

Windrift Way

32

5
6
7

160
160
130

140
140
110

96
96
66

8
9

130
140

110
120

66
76

10

130

110

66

Primary Multiuse Paths

10

Secondary Multiuse Paths / Sidewalks

5

The Neighborhood Plan states that: “In general, streets within the North Neighborhood will allow on-street
parking, but not be overly wide. 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.” Additionally, “path
widths are recommended to be 10-feet wide.” The proposed street widths would be sufficient to provide
for 10-foot travel lanes with 8-foot parking (or snow storage) lanes on all major streets (A through O). In
order to ensure sufficient width for snow storage and emergency access in all places, restricted parking is
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proposed near landscaped street islands and along cul-de-sacs. The 24-foot wide streets serving the
Villa Homes may also be parking restricted and designated as fire lanes.
The cul-de-sac bulbs exceed the City standard of 100’ minimum turnaround and 120’ bulb diameter, in
order to provide larger islands that will serve as usable green spaces with landscaping and, where
feasible, passive recreational amenities such as seating or gazebos. Pavement widths in the bulbs is
proposed at a minimum of 19 feet, which should be sufficient for snow plowing, one direction of traffic,
and emergency fire truck access.
The pedestrian path network is central to the development’s character, with “regional” multi-use paths
providing the primary “trunk” connections north-south and east-west, and smaller multi-use paths
providing access from every home to other destinations in the neighborhood. Sidewalks are provided on
both sides of the collector streets, and in other locations throughout the development to complete the
pedestrian network – in some places sidewalks are proposed within public easements outside of the rightof-way, in order to achieve the meandering design. Path locations are proposed based on likely origins
and destinations, and with consideration for the type of street and anticipated vehicle speeds (maximum
25 MPH).
Based on preliminary grading and the site’s terrain, there may be a need for flexibility in the street grades.
The maximum of 6% grade on collector streets and 8% on local streets may be exceeded in places.
Park Land Dedication
In light of the planned City park just west of the development, a combination of park land dedication and
fee-in-lieu is proposed to meet City park requirements. Dedication is proposed for:
x

A “greenbelt” corridor including the 10-foot wide multi-use paths (with at least 10 feet of clearance
on either side), and lands just north of the large central stormwater basin,

x

A wetland preserve (with a surrounding trail) in the eastern 40, and

x

Cul-de-sac islands to be landscaped and improved with passive recreational amenities (seating
and potentially play equipment for use as tot lots).

The park land would provide sufficient area in places to include some passive recreational facilities, or
play areas appropriate for a tot lot, in accordance with the City’s Comprehensive Outdoor Recreation
Plan. The dedications would preserve the wetland as an amenity, as well as the scenic views enabled by
the route of the primary trail corridors across the neighborhood. (Smaller 5-foot wide multi-use paths are
proposed to remain privately owned and maintained by a Homeowners Association – see enclosed Trail
System Exhibit.) The total dedication would be approximately 20.8 acres.
Consideration and feedback is requested for these dedications as part of the development review
process.
Sanitary Sewer, Water, and Other Utilities
The development will be served by sanitary sewer and water lines that are being extended as part of the
CTH M x PD road project. Sanitary sewer will connect to a 10-inch main stubbed at Street A, and it is
anticipated that the whole site will flow east to the CTH M main. Water will be served by a 12-inch main
on the west side of CTH M. The public utilities are scheduled to be available in 2019, and the utilities in
this development will be timed to coordinate with the City’s infrastructure project.
In general, utilities are proposed to be located within street rights-of-way and within the outlots (in the
case of the central east-west greenway, which will contain stormwater and sewer utilities). However, as
the utility system design is developed, flexibility may be requested to locate some underground utility lines
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within easements along the ROW, to keep the curvilinear street design and minimize the number of
manholes.
Stormwater Management
The site drains to an internal kettle in the east end, and it is anticipated that stormwater management will
consist of a combination of privately and publicly constructed infrastructure. The development will
manage all of its own stormwater on-site, as required. Privately constructed infrastructure will meet
CARPC standards for rate control and stay-on, and will handle circulation and infiltration across the
development. A pump station will be built by the developer to recirculate the water uphill to maintain
water levels under normal circumstances and create a cascading water feature as an amenity in places.
To handle unusually large rain events, another pump would be built by the City to maintain the kettle’s
water elevation to 1,002 feet (the back-to-back 100-year storm event).

We look forward to your review and feedback on our proposal, and to working with you to make this
neighborhood the most desirable place to live in the City of Verona.

