City of Verona
Plan Commission Meeting Agenda
Monday – August 3, 2020 – 6:30 P.M.
www.ci.verona.wi.us

Due to the COVID-19 pandemic, the Verona Plan Commission will hold its meeting
as a virtual meeting. The Plan Commission will not meet at City Hall, 111 Lincoln
Street. Members of the Plan Commission and Staff will join the meeting by using
Zoom Webinar, as described immediately below.
Members of the public can join the meeting using Zoom Webinar via a computer,
tablet, or smartphone, or by calling into the meeting using phones, as described
immediately below. Those requiring toll-free options are asked to contact City
Hall for details prior to the meeting at adam.sayre@ci.verona.wi.us or 608-8489941.
Join the meeting via computer, tablet, or smart phone:
https://zoom.us/j/91594051180
Webinar ID: 915 9405 1180
Join the meeting via phone by dialing:
312-626-6799
Webinar ID: 915 9405 1180
Watch live on the City’s YouTube Channel:
https://www.youtube.com/user/VeronaWIMeetings
The online meeting agenda and all support materials can be found
at https://www.ci.verona.wi.us/. In addition to the public, all Plan Commission members
and Staff will also be participating remotely. Anyone with questions prior to the meeting
may contact the City at (608) 848-9941 or adam.sayre@ci.verona.wi.us.

PUBLIC SPEAKING INSTRUCTIONS
•

•

WRITTEN COMMENTS: You can send comments to the Plan Commission on any
matter, either on or not on the agenda, by emailing Katherine.Holt@ci.verona.wi.us
or in writing to Plan Commission, 111 Lincoln Street., Verona, WI, 53593.
For public comments, including comments during the public hearing, register and
speak: Those wishing to speak during the virtual meeting MUST register by 6:30 PM
in advance of the meeting start time by emailing adam.sayre@ci.verona.wi.us or
calling 608-848-9941. You will be given information on how your speaking
opportunity will be coordinated.

1. Call to Order
2. Roll Call
3. Public Comment
4. Approval of minutes from July 6, 2020 Plan Commission Meeting.
5. Public Hearing – Conditional Use Permit for a health and wellness facility
located at 1155 Clarity Street.
a. Discussion & Possible Action – Conditional Use Permit for a health and
wellness facility located at 1155 Clarity Street.
6. Discussion & Possible Action – Site plan review for Big Sky Engineering to allow
for exterior improvements to the building and grounds for 515 Commerce
Parkway.
7. Discussion & Possible Action – Initial review for two (2) commercial buildings with
drive-thrus that would contain a total of approximately 8,180 square feet of
commercial space located north of 233 Wildcat Way.
8. Discussion & Possible Action – Planned Unit Development (PUD) concept plan
review for a one (1)-story, 1,280 square foot addition to the existing commercial
building located at 517 Half Mile Road.
9. Discussion & Possible Action – Planned Unit Development (PUD) concept plan
review for a 118-unit senior housing comprised of sixty (60) units assisted living
and fifty-eight (58) units of assisted/memory care located adjacent to 1100
Whalen Road.
10. Discussion & Possible Action – Planned Unit Development (PUD) concept plan
review for a two (2)-story, 34,000 square foot multi-phased private school located
at 301 North Main Street.
11. 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
July 6, 2020
Due to the COVID-19 pandemic, the Verona Plan Commission held its meeting as a virtual
meeting. The Plan Commission did not meet at City Hall, 111 Lincoln Street. Members of the
Plan Commission and Staff joined the meeting by using Zoom Webinar. Members of the
public were able to join the meeting using Zoom Webinar via a computer, tablet, or
smartphone, or by calling into the meeting via phone.
1. Call to Order: Luke Diaz called the meeting to order at 6:33 p.m.
2. Roll Call: Luke Diaz, Katie Kohl, Pat Lytle, Tyler Powers, and Beth Tucker Long were present.
Also present: City Administrator Adam Sayre, Community Development Specialist Katherine
Holt, and City Engineer Carla Fischer. Mike Hankard and Steve Heinzen were absent and
excused.
3. Approval of minutes from June 1, 2020 Plan Commission meeting.
Motion by Lytle, seconded by Tucker Long, to approve the minutes from the June 1, 2020 Plan
Commission meeting. Motion carried 5-0.
4. Public Hearing – Precise Implementation Plan (PIP) amendment for a Planned Unit
Development (PUD) to change approximately 3,900 square feet of commercial space to three
(3) live-work units located at 142 Paoli Street.
Motion by Diaz, seconded by Powers, to open the public hearing at 6:36 p.m. Motion
carried 5-0.
There were no comments from the public.
Motion by Tucker Long, seconded by Lytle, to close the public hearing at 6:36 p.m. Motion
carried 5-0.
a. Discussion and Possible Action – Precise Implementation Plan (PIP) amendment for a
Planned Unit Development (PUD) to change approximately 3,900 square feet of
commercial space to three (3) live-work units located at 142 Paoli Street.
Sayre explained this is a Precise Implementation Plan (PIP) amendment for the Velocity
project on Paoli Street. This property contains 29 apartment units and approximately 3,900
square feet of commercial space. The Applicant is proposing to convert the current
commercial space into three live-work units, which are designed to hold both living space
and office space. Staff has no concerns with the parking on this property. The exterior of
the building will not change. Staff recommends restricting the hours of operation to
6:00 a.m. to 10:00 p.m., and that the uses be restricted to office, professional service, and
smaller scale commercial uses, consistent with the Neighborhood Commercial (NC) zoning
district.
Diaz asked if there will be more or less traffic for this type of use.
Sayre replied there will be more than what there is today, as the space is currently empty,
but overall there should be less, because it will be for smaller scale commercial and nonresidential use.
Diaz asked what kinds of businesses would fit here.
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Sayre replied it could be someone that is working from home, or possibly an insurance
agent or some other office use.
Holt stated artist’s studios, hair salons, accountant and law offices are some examples of
how live-work units can be used. It also eliminates the need to rent a separate office or
artist space by combining the public and living spaces into one rental unit.
Lytle asked if existing tenants are aware of this potential change.
Holt replied as part of the ordinance requirements a public hearing sign is posted on the
property. In this case, it is on the corner of South Nine Mound Road and Paoli Street.
Someone employed by Zander Solutions did contact the City to inquire about the purpose
of the public hearing.
Sayre stated the City also received a call from a neighbor across the street from the
Velocity building. Holt replied to the call, and no other contact was made to the City.
Kyle Dumbleton, representing Velocity, joined the meeting. He stated he contacted
Madison Property Management, the property manager for the building, to inform them
that live-work units were being considered, and asked them to pass the information along
to the current residential tenants in the building. He did not hear back from the property
manager regarding any comments from current tenants regarding the possible changes.
Lytle asked if there will be any vacant commercial space left in the building after the livework units are created. He would like to see a coffee shop or ice cream-type business there
for people to stop in when they are on Military Ridge State Trail.
Dumbleton replied that is their plan. It has been a long-term vision of the company to
provide a stop that is accessible off the bike trail.
Tucker Long asked if there is anyone interested at this time in utilizing one of the live-work
spaces.
Dumbleton replied he believes the property manager determined they would not begin
soliciting tenants for the live-work units until receiving approval from the City to move
forward with the project.
Dumbleton replied there were some live-work condominium units on East Mifflin Street a
number of years ago.
Tucker Long asked if the property management company has other experience with livework units in the area. Madison Property Management does have a commercial leasing
unit, as well as residential.
Tucker Long asked how long they have been trying to lease the commercial space.
Dumbleton replied they started leasing for both the residential and the commercial
portions of the building early 2018. Unfortunately, after the project was built, there was a
reduction in interest for the space.
Tucker Long stated she is concerned that the space has not been rentable for a number of
years and is wondering what the implications are for other mixed-use buildings the City is
considering approving at this time.
Powers stated he shares Tucker Long’s concerns regarding the number of commercial units
being proposed for Verona. However, he believes that this project may be making the best
of a bad situation.
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Tucker Long asked if the commercial aspects of the live-work units will cause problems for
the residential tenants.
Sayre replied due to the smaller size of the office spaces, it is unlikely that there will be
conflicts. He believes the property management company will also limit the type of
businesses that will be allowed in the units.
Motion by Lytle, seconded by Kohl, to recommend to the Common Council to approve a
Precise Implementation Plan (PIP) amendment for a Planned Unit Development (PUD) to
change approximately 3,005 square feet of commercial space to three (3) live-work units
located at 142 Paoli Street, with the following conditions:
1. The businesses located within the live-work units shall operate between the hours
of 6:00 a.m. and 10:00 p.m. for external customers.
2. The businesses located within the live-work units shall conform to the allowable
uses of the Neighborhood Commercial (NC) zoning district.
Motion carried 5-0.
5. Discussion and Possible Action – Site plan review for MilliporeSigma to allow for the
construction of 68,000 square feet addition located at 1101 Kettle Moraine Trail.
Sayre explained this property is located in the Verona Technology Park. The proposed addition
will be located southeast of the existing building. Access to the expansion area would remain
off of Kettle Moraine Trail, and all setback requirements will be met. The parking area will be
expanded from 63 parking spaces to 163 spaces. The proposed building design is intended to
match the existing facility. Materials include brick and metal panels, with a band of windows on
the north side of the building. The landscaping plan exceeds requirements, and stormwater and
erosion control plans are under review by the City Engineer. Staff has no concerns with either.
Staff recommends the Plan Commission waive the initial review for the proposed building
addition and approve the site plans for MilliporeSigma to add approximately 68,000 square
feet of space at 1101 Kettle Moraine Trail. The intention of the Applicant is to start
construction on the addition at the beginning of August.
Diaz asked if waiving the initial review process means the Commission is waiving an essential
part of the process, or is that done from time to time as a courtesy to applicants.
Sayre replied the initial review process is not a code requirement. The process has been in
place for many years, with the intent that sometimes projects come up for which there are
significant concerns that should be contended with before the project designers get too far into
the project. The initial review process has been waived in the past for applicants that are under
a tight construction schedule. The initial review is waived more often for addition projects than
for new projects.
Motion by Tucker Long, seconded by Powers, to waive the initial review and approve the site
plan for MilliporeSigma to allow for the construction of a 68,000 square foot addition located
at 1101 Kettle Moraine Trail.
Diaz is glad to see a Verona business expanding, and appreciates the landscaping plan.
Motion carried 5-0.
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6. Discussion – Planned Unit Development (PUD) concept plan review for a four (4)-story, 79unit apartment building with 9,319 square feet of commercial located at 410 and 420 West
Verona Avenue.
This project is the redevelopment of the Klassik Tavern and Old National Bank properties. The
concept plan review is the opportunity for the Plan Commission to provide comments and
feedback to the Applicant. Staff has recommended to the Applicant that if the Plan Commission
and Common Council meetings go well, they will hold a neighborhood meeting with the
neighbors in the area surrounding the property. The property is located within the Downtown
Mobility and Development Plan, and the Applicant’s request to redevelop the site is consistent
with the City’s long-term plans. The property is also included in TIF District No. 9. The eastern
portion of the property will be primarily residential, with the commercial component on the
western end of the project. Old National Bank will remain as a tenant, and will include a drivethrough. The requested 16-foot setback falls within the minimum and maximum setbacks
allowed in the Downtown Design and Use Overlay District. The Applicant is requesting an
exemption to the maximum height requirement of 45 feet to allow for 50 feet to the upper
parapet. The addition of two new access points and the removal of two existing access points
are being proposed. Staff is encouraging the Applicant to move the new West Verona Avenue
access point as far to the east as possible to pull it away from the intersections of West Verona
Avenue with Rita Avenue and West Verona Avenue with Legion Street. Proposed parking will
include 88 underground parking stalls and 53 surface spaces, which is sufficient for both the
commercial and residential areas of the building. Pedestrian connections will be provided as
part of the site design. Staff recommends that bicycle parking be provided. They proposed that
most of the residential units be rent restricted for 30 years and available to households earning
30% - 60% of Dane County Median Income. The Applicant will apply for grant funds from Dane
County, as well as WHEDA and federal tax credits, and hopes to begin construction in the fall of
2021, pending financing and approvals. Additional design details are necessary, but Staff is
generally comfortable with the redevelopment of the project.
Diaz encouraged members of the public to reach out to Plan Commission members, Alders, City
Staff and himself with any comments or feedback on the project. Ha also asked Sayre if he
believes the commercial portion of the project can be successful.
Sayre replied one-third to one-half of the commercial space will be filled by Old National Bank.
COVID-19 is the big unknown for everyone at this point. The reality on this project is that there
is only a small amount of commercial space concentrated on one end of the project. It is
important to look at the vacant spaces in the City. There is usually some reason that a space is
vacant. It could be that rents are too high, a lack of density in the area, or the size of the space.
Sean O’Brien, representing Northpointe, replied that Old National Bank is driving the design of
the site. The bank has asked for 2,700 square feet of space, and is planning to sign a 25-year
lease with options. In addition, any of the tax credits earned will be sold to a tax credit investor
that will discount nearly all of the retail. However, having the bank as a tenant will allow them
to list that on their pro forma. This allows them to offer a reasonable rental rate, while having a
strong anchor in Old National Bank.
Kohl stated she is glad to see workforce housing in the project, and asked if bike parking and
space can be incorporated in the project.
O’Brien replied there is enough space for bike parking to be added to the project, and will show
that on future iterations of the plan.
Powers asked if the Klassik Tavern site is included in this project.
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O’Brien replied the Klassik’s owners are under contract for Northpointe to purchase the site.
There is interest in keeping restaurant/bar options in the neighborhood.
Tucker Long asked why the commercial is along Rita Avenue, rather than West Verona Avenue.
O’Brien replied the first driver of the configuration is that WHEDA requires that 16% of the
residential units (13) be first-floor, three-bedroom units with private entrances. The first and
second floors of the residential space consist of three-bedroom townhomes. The second driver
is the bank drive-through. The design is meant to keep the residents safe, yet allow the
commercial drive-through use for the bank.
Lytle stated this is a good opportunity to get more residential units in the downtown area.
Having more people in the downtown area drives more commercial wanting to locate there.
This is more about not playing favorites with sites. He asked Sayre to clarify that the caps on
the number of apartment units allowed to be built in the City each year do not apply to mixeduse developments.
Sayre replied a project is exempted if it is redevelopment, mixed-use, or age-restricted housing.
Lytle likes that there are more affordable rental units included in this project, and is in favor of
the proposed redevelopment, however he anticipates potential parking conflicts on the north
side of the residential component if the proposed restaurant/bar gets busy.
Tucker Long stated she is concerned about the number of parking spaces proposed for the
development.
Sayre stated Staff will continue to work with the Applicant on parking for this project. Typically,
the goal is to reach 1.5 – 1.75 spaces per unit.
Diaz stated the City wants to be sure this area, which will likely be considered part of the
downtown, will be as pedestrian and bike friendly as possible.
The Plan Commission took no action on this item.
7. Discussion – Planned Unit Development (PUD) concept plan review for an approximately
161,050 square foot wholesale building and fuel facility with a maximum of 24 pumping
locations in the southwest corner of CTH M and Thousand Oaks Trail in the Verona
Technology Park.
Sayre explained because the building is larger than 100,000 square feet in size, the Planned
Unit Development process is required. This project will also require a land division, as well as
land vacation to remove the proposed John P. Livesey Boulevard right-of-way from the site.
The site is located in the Southeast Neighborhood Plan, and is zoned Commercial. The
Applicant has agreed to preserve the large oak tree near the southeast corner of the site. A
landscaping plan will be submitted in future applications. The building meets all the zoning and
setback requirements. The fuel facility will be located in the southern portion of the site off of
American Way, and meets setback requirements. Access to the site will be from Thousand Oaks
Trail and American Way. The road from American Way to the parking area will be constructed
by the Applicant, and portions of it will be vacated. This road, currently John P. Livesey
Boulevard, will be renamed by the Applicant. Access to the fuel location will be from American
Way. The proposal includes 751 parking spaces, including 20 handicapped parking spaces.
Space for an additional 59 parking spaces is also available. Staff recommends that a walkway be
created midway through the block to increase pedestrian access through the business park.
Staff also recommends that bicycle racks be installed at the front of the store. A traffic impact
analysis will be completed, which will give us a better idea of what road improvements will be
necessary as part of the project. Regarding stormwater management, Staff is encouraging the
5

Applicant to master plan the stormwater for the site. Building design includes recycled
architectural metal panels, structural brick and split face CMU and stone veneer. Of the
acreage on this site, Costco will use approximately 17.8 acres, which will be combined into one
lot, and approximately six acres will be for three or four outlots. A vacant store agreement
between Costco and the City will be required. Public comment about this project has been
generally supportive, though some have concerns about the increase in traffic, noise, and
access point conflicts. Staff is comfortable with the proposed use on this property.
Diaz asked if the vacant store agreement applies to the gas station pumps, and if it does not, if
it could apply.
Sayre replied it does not apply, and added that it would be difficult to ask the Applicant to
agree to it, as the City did not require the same from the new gas station on the west end.
Diaz stated he is concerned because there are two contaminated sites on West Verona Avenue
that have been difficult do redevelop because of the contamination. He does not want future
Plan Commissions or Councils to have to deal with that in the future.
Sayre replied a good question to ask may be how the tanks will be built. Kwik Trip site has a
double-walled tank, which is different than the ones on West Verona Avenue. Many of the
newer tanks have alarm systems, as well.
Diaz asked what type of businesses might locate in the outlots on the site along CTH PB.
Sayre replied that would depend on what type of businesses the Applicant would target, but
they would probably be stand alone or multi-tenant buildings, similar to the area next to the
Costco store in Middleton.
Kohl stated this is a good spot for this store, and believes it will support the entire area. Costco
provides good jobs and treats its employees well.
Powers stated he agrees with Kohl. The area seems like it is tailor-made for this type of store,
and will fuel growth in that area.
Tucker Long asked if a two-tiered parking ramp could be considered as a way of reducing the
amount of paved space around the building. She believes Costco will be a good employer to
have in the City.
Lytle stated he is excited to see an anchor tenant and destination retail on that corner of the
City, as well as for the region. He asked if Costco will purchase and develop the entire site,
including the outlots.
Sayre replied his understanding is the outlots will be controlled by Costco.
Lytle asked if the undeveloped space on the south side of the gas station portion of the project
is a requirement for spill control for the gas station, or is it reserved for stormwater
management.
Fischer replied there is a regional basin to the south in this area that was planned for the entire
Technology Park, and certain elements of this site will be covered by that basin, but they will be
required to put infiltration on their site. It looks like they may have identified the green space
south of the gas station as a place where they could be adding infiltration.
In reply to Tucker Long’s question about the large impervious area in the parking lot, Fischer
stated within the Technology Park, the plan was for up to 70% impervious, so as long as the
entire park is at or below that threshold, they can use the treatment pond to the south as long
as they provide infiltration on their own site.
6

Kohl asked if Costco could partner with Wisconsin Brewing Company to provide some parking
as a way to prevent people from parking along the sides of the roads on the nights that
Wisconsin Brewing Company has live music.
Sayre replied Staff discussed the Wisconsin Brewing Company events with Costco
representatives. Because the store closes at 8:30 p.m. on Friday and at 6:00 p.m. on Saturday,
Costco does not believe the parking situation will be an issue.
Diaz would like to see the pedestrian walkway extend through the parking lot. He is excited
about the job potential with this project. He asked if Costco has done rooftop solar in other
locations and would be willing to consider it for this location.
Steve Cross, representing Cross Engineering and Associates, deferred the question to Risa Yuki,
representing MG2 Architects.
Yuki replied Costco has reviewed the concept of using solar power at this location, but based
on the limitations of the use gained, Costco’s approach to sustaining energy for this location is
to optimize their use of energy with the concept of using less. They do, however, incorporate
the potential for solar panel loads in the construction of the buildings, so the structure will be
sustainable for conversion to solar in the future.
Kohl asked about the possibility of public transportation to the Technology Park area.
Sayre replied Staff has discussed the possibility of additional bus routes in the City. That is an
expensive proposition, and he is not sure if the Technology Park has reached the business
capacities that justify that at this time, but it is something that is in the big picture and will
likely be considered again in the future. The extension of Liberty Drive will assist with a safe
pedestrian connection to this area and up to Whalen Road.
Holt added the Metropolitan Planning Organization does on-demand routes and other
transportation options that could also be discussed.
The Plan Commission took no action on this item.
8. Adjournment
Motion by Tucker Long, seconded by Powers, to adjourn. Motion carried 5-0. The meeting was
adjourned at 8:13 p.m.
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Planning Report
City of Verona
Plan Commission 8-3-2020

1155 Clarity Street
Conditional Use Permit

Summary: The Applicant has submitted a request for a conditional use permit to
allow a health and wellness center in a portion of the existing building at
1155 Clarity Street. This project requires approval of a conditional use
permit (CUP).
Property Location: 1155 Clarity Street
Property Owner:

Liberty Development Corporation
3517 W. Beltline Highway
Madison, WI 53713

Applicant:

Amanda Davis and Ricky Landais
134 White Tail Dr.
Sun Prairie, WI 53590
Suburban Industrial (SI)
Same
Multi-tenant building
Multi-tenant building with health and wellness facility
Figure 1 – Location Map
CLARITY ST.

LIBERTY DR.

Existing Zoning:
Proposed Zoning:
Existing Land Use:
Proposed Land Use:

CTH M

VERONA TECHNOLOGY PARK

1155 Clarity Street
Conditional Use Permit

Background:
The Applicant is proposing to utilize an existing 2,460 square foot flex-industrial building
at 1155 Clarity Street (“Property”), which is located in the SI zone. This zone requires a
conditional use permit for health and wellness facilities.

Planning Review:
The existing building continues to meet all of the setback requirements for the SI zone
as well as the height requirements. The building design and landscaping will not
change.
Parking:
Access to the site will continue from Clarity Street and Liberty Drive. The parking
standards for an indoor commercial entertainment is “one space per every 3 patron
seats of lockers (whichever is greater); or one space per 3 persons at the maximum
capacity of the establishment; (whichever is greater)” (Sec. 13-1-89 (h)). The Applicant,
as part of the letter of intent, states the business will be owner operated until the
business grows. The Applicant hopes to have three (3) to four (4) people employed in
the future. The building has over one hundred (100) parking spaces for the tenants in
the building. Staff has no concerns with parking.
Business
Zerorez (Suite 205)
E3 Coaching Madison (Suite 210)
Crossfit Adept (Suite 201)
Everlight Solar (Suite 203)
Vacant (2,460 SF) (Suite 208)

Required Parking Spaces
2 spaces
12 spaces
20 spaces

Total Required Parking Spaces
Total Provided Parking Spaces

86 spaces
105 spaces

52 spaces

Conditional Use Permit Findings:
The Applicant is requesting a conditional use permit approval for an indoor commercial
entertainment land use, which is a conditional use in the Suburban Industrial district.
The Zoning Ordinance requires all conditional uses to fulfill general standards and
specific standards for all conditional use permit requests (Sec. 13-1-363).
General Standards Findings:
a. How is the proposed conditional use (the use in general, independent of its
location) in harmony with the purposes, goals, objectives, policies and
standards of the City of Verona Comprehensive Plan, this Chapter, and any
other plan, program, or Chapter adopted, or under consideration pursuant to
official notice by the City?
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1155 Clarity Street
Conditional Use Permit
An indoor commercial entertainment land use provides another opportunity to
serve the City of Verona residents in the eastern portion of the City was well as
employees of the neighboring businesses.
b. How is the proposed conditional use (in its specific location) in harmony with
the purposes, goals, objectives, policies and standards of the City of Verona
Comprehensive Plan, this Chapter, and any other plan, program, or Chapter
adopted, or under consideration pursuant to official notice by the City?
The location of the proposed use is in harmony with the goals and policies of
the City in the specific location proposed.
c. Does the proposed conditional use, in its proposed location and as depicted
on the required site plan [see Subsection (c)(4), above], result in a substantial
or undue adverse impact on nearby property, the character of the
neighborhood, environmental factors, traffic factors, parking, public
improvements, public property or rights-of-way, or other matters affecting the
public health, safety, or general welfare, either as they now exist or as they
may in the future be developed as a result of the implementation of the
provisions of this Chapter, the Comprehensive Plan, or any other plan,
program, map, or Chapter adopted or under consideration pursuant to official
notice by the City or other governmental agency having jurisdiction to guide
development?
The propose use has sufficient parking available on the property. This area is
not built out at this time. There are no adverse impacts on adjoining
properties or the environment.
d. Does the proposed conditional use maintain the desired consistency of land
uses, land use intensities, and land use impacts as related to the environs of
the subject property?
The proposed conditional use maintains the desired consistency of land uses,
land use intensities, and land use. This conditional use can benefit future
development and employees in the area.
e. Is the proposed conditional use located in an area that will be adequately
served by, and will not impose an undue burden on, any of the
improvements, facilities, utilities or services provided by public agencies
serving the subject property?
The Applicant will utilize an existing building and existing utilities. This use
will not impose an undue burden on these facilities or services.
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1155 Clarity Street
Conditional Use Permit
f. Do the potential public benefits of the proposed conditional use outweigh any
and all potential adverse impacts of the proposed conditional use (as
identified in Subsections (d)(2)a—e above), after taking into consideration the
Applicant's proposal and any requirements recommended by the Applicant to
ameliorate such impacts?
The benefits of the proposed use outweigh any adverse impacts in the
neighborhood.
Specific Standards Findings:
1. If located on the same side of the building as abutting residentially zoned property,
no customer entrance of any kind shall be permitted within 100 feet of a residentially
zoned property.
This requirement is not applicable as the property is surrounded by SI or Suburban
Commercial (SC) zoned properties.
2. Facility shall provide bufferyard with minimum opacity of .60 along all borders of the
property abutting residentially zoned property.
This requirement is not applicable as the property does not abut residentially zoned
property.

Recommendation:
Staff recommends the Plan Commission recommend that the Common Council approve
the conditional use permit to allow an indoor commercial entertainment land use at 1155
Clarity Street.

Prepared by:

Katherine Holt
Community Development Specialist

Submitted by: Adam Sayre, AICP

AS

City Administrator
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RIT Nutrition and Training
1155 Clarity Drive, Suite 208
Verona, WI 53593
Conditional Use Permit Narrative
RIT Nutrition and Training is a health and wellness facility that aims to provide healthy,
nutritious shakes and smoothies to the community while also providing basketball training for all
ages and levels of experience. The shakes and smoothies can function as meal replacement
shakes to help people lose weight, or they can supplement workout routines to help build muscle
and gain weight. We will also provide energizing iced teas and coffees. The shake shop will plan
to be open Monday-Friday from 7am - 1pm. The basketball training facility will be about a half
court size and will function as a training facility for basketball players of all ages. The basketball
training facility will be in use Monday-Friday from about 3:30pm-8:30pm depending on client
needs. It will also be open some Saturdays and Sundays during the day. Upon opening, we plan
to be owner-run and operated. When and if we grow, we plan to have three or four people
working out of the shop at a time. Ultimately, our goal is to help the community become happier
and healthier.

Thank you for your consideration,

Amanda Davis / Ricky Landais
(608) 354-8976 / (608) 438-5183
amandandavis10@gmail.com / landais.ricky23@gmail.com

Planning Report
City of Verona
Plan Commission 8-3-2020

515 Commerce Parkway
Site Plan

Summary: The Applicant is requesting a site plan review to renovate the interior and
exterior of an existing building for Big Sky Engineering located at 515
Commerce Parkway.
Property Location: 515 Commerce Parkway
Property Owner:

Big Sky Enterprises LLC
515 Commerce Parkway
Verona, WI 53593

Applicant:

Same
Urban Industrial (UI)
Industrial building (Duluth Trading Co.)
Industrial building (Big Sky Engineering)
Figure 1 – Location Map

Legion St.

Existing Zoning:
Existing Land Use:
Proposed Land Use:

South Nine Mound Rd.

Commerce Parkway

Big Sky Engineering
Site Plan

Site Description:
The Applicant is requesting a site plan review (“Application”) to renovate an existing
industrial building located at 515 Commerce Parkway (“Property”), which is depicted in
Figure 1 in red. The Property is zoned Urban Industrial (UI) and currently contains the
Duluth Trading Company. Land uses surrounding the Property include industrial
buildings and the Military Ridge State Trail to the south of the Property.

Planning Review:
Site:
The site will remain the same as it is today. Access to the Property will continue from
the two (2) existing access points from Commerce Parkway as depicted in Figure 2. At
this time, the Applicant is not proposing any additional parking. On-street parking was
previously used by Duluth Trading Company with no parking signs noting where not to
park due to truck turning radius for neighboring businesses. The existing building
located at 429 Venture Court contains twenty-four (24) parking spaces, while this
location will have fifty-one (51) parking spaces. Staff has no concerns with parking at
this time. The building will remain in the existing footprint and will meet all of the bulk
requirements such as height and setbacks.

Figure 2 - Aerial from Google Maps

Design:
The Applicant is proposing to update the exterior from the brown 1980s building design
as depicted in Figure 3. The building will be updated to comply with present day energy
requirements. The updated design will contain a mix of metal panels, honed brick base,
accent metal awnings, and light colored synthetic stucco infill areas. Colors were not
explicitly stated in the Application for the brick base or for the stucco. Based on Figure
2

Big Sky Engineering
Site Plan
4, the Applicant is proposing to use blue and red accent colors for the building, which
creates asymmetry to the building. The Applicant is proposing a new cedar fence to
screen the mechanical systems that are located along the front of the building.

Figure 3 – Existing building exterior

Figure 4 - Proposed building exterior

Landscaping:
A landscaping plan was not submitted by the Applicant as part of the site plan review.
The Applicant has stated in their narrative that they “want to remove some of the
3

Big Sky Engineering
Site Plan
overgrowth that blocks the front view of the building”. Staff does not know how many
trees or plants will be removed nor what will be replaced. Prior to planting, Staff
requests the Applicant supply a planting list of species used for the Property for Staff’s
approval as well as a photometric plan to ensure any new lighting will meet the Zoning
Ordinance minimum requirements.
Staff Comments:
In general, Staff is supportive of the proposed façade improvements to the existing
building and is supportive of Big Sky Engineering expanding in Verona.

Recommendation:
Staff recommends the Plan Commission approve the site plan for Big Sky Engineering
located at 515 Commerce Parkway with the following condition:
1. Prior to planting landscaping, the Applicant and Staff will coordinate the species
of the plantings and locations.

Prepared by:

Katherine Holt
Community Development Specialist

Submitted by: Adam Sayre, AICP

AS

City Administrator
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Planning Report
City of Verona
Plan Commission 8-3-2020

Erbach Property
Initial Review

Summary: The Applicant has submitted an initial review for two (2) commercial
buildings with drive-thrus that would contain a total of approximately
8,180 square feet of commercial spaced located north of 233 Wildcat
Way. This project requires planned unit development approvals due to
zoning exemptions.
Property Location: Corner of West End Circle and Half Mile Road
Property Owner:

Kwik Trip Inc.
1626 Oak Street
La Crosse, WI 54602

Applicant:

ICAP Development, JJ Alaily
680 N. Lake Shore Drive, Unit 1103
Chicago, IL 60611

Existing Zoning:
Existing Land Use:
Proposed Land Use:

Urban Commercial (UC) in the Downtown Design and Use
Overlay Zone
Vacant
Commercial with drive-thru
Figure 1 – Location Map

West End Circle

Half Mile Road

Kwik
Trip
Wildcat Way

Erbach Property
Initial Review

Site Description:
The Applicant is requesting an initial review (“Application”) to develop approximately
1.25-acres of land with approximately 8,180 square feet total for two (2) commercial
buildings located east of West End Circle and south of Half Mile Road (“Property”).The
Property is currently vacant. Surrounding land uses include Market 5 (commercial) to
the west, Kwik Trip (233 Wildcat Way) to the south that is under construction, floodplain
to the east, and right-of-way for West Verona Avenue to the north.

Planning Review:
Land Use and Zoning:
The Applicant is proposing a 2,200 square foot single-user commercial building
(depicted in purple in Figure 2) to abut West End Circle and a 5,980 square foot multitenant commercial building (depicted in orange in Figure 2) on the east side of the
previously proposed building. The Applicant’s narrative states, “Currently we have
tenant interest for Building A and the drive thru end carp of Building B. Building A will
require drive thru stacking for a restaurant use and Building B for a financial use”.

Figure 2 - Initial plan with buildings shown in color and the retaining wall in red.

Building B contains a financial user with a drive-through teller or ATM, which are
classified as an in-vehicle sales or service land use (Article C: Sec. 13-1-89(g)), which
will require a conditional use permit. Building A contains a restaurant user, which is
classified as an indoor entertainment land use. This will also require a conditional use
permit for the drive-thru. The Applicant will request an exemption to the current zoning
2

Erbach Property
Initial Review
ordinance for the 100-foot stacking length behind the ATM and drive-through teller area
and forty (40) feet beyond the pass through window for Building B. The proposed zoning
ordinance discussed changing the queuing distance for a bank teller and ATM to a
minimum of two (2) car stacking length, which was presented at the June Plan
Commission meeting. Although Building A meets the required distance, the proposed
Zoning Ordinance shrinks the distance for a restaurant use to a minimum of six (6) car
stacking length.
The Property is located in the Downtown Design and Use Overlay Zone (“Overlay
Zone”). The following are statements from the Zoning Ordinance regarding the Overlay
Zone with discussions to follow each Section.
“The purpose of the Downtown Design and Use Overlay Zoning District is
to: a) create a vibrant, functional, and attractive commercial downtown; b)
take advantage of the "Gateway to Verona" aspect of Verona Avenue and
Main Street; c) take advantage of Verona Avenue and Main Street as
potential bus-transportation corridors; d) promote economic development
and redevelopment in the downtown area rather than in "green field"
development further on the periphery of the City; e) encourage consistent
design along Verona Avenue and Main Street; f) protect adjacent
residential properties from commercial activities along Verona Avenue and
Main Street; and g) preserve existing and promote new tax bases within
the City's downtown area” (Sec. 13-1-372(a)(1)).
Although the Property is located in the Overlay Zone, the Property is bound by
West End Circle and Half Mile Road instead of fronting directly onto West Verona
Avenue. Market 5, to the west of this Property, fronts directly onto West Verona
Avenue and West End Circle.
“Nonresidential and Multifamily Residential Design Requirements.
a. Buildings shall be designed to include significant amounts of
windows, doorways, and architectural variety facing Verona Avenue.
b. Fences at least 3 feet tall but no taller than 4 feet in height and
consisting of brick supports and wrought-iron spans, or similar
materials as approved by the Plan Commission, must be provided
between parking areas and sidewalks along Verona Avenue.
c. Outdoor display areas, including the display of vehicles for sale, must
be separated from any sidewalks along Verona Avenue by at least
15 feet of landscaped area and fences at least 3 feet tall but no taller
than 4 feet in height and consisting of brick supports and wroughtiron spans, or similar materials as approved by the Plan Commission.
Parallel to Verona Avenue, one over-story tree must be planted at
least every 25 feet on center within this 15-foot landscaped area.
d. Buildings shall comply with minimum height requirements.
3

Erbach Property
Initial Review
e. Buildings shall be provided with high-quality exterior building
materials such as brick, stucco, or stone.
f. Parking areas, drive aisles, and drive-up windows are prohibited
between the building and the front property line and (for corner lots)
the street-side property line.
g. Overhead canopies for gas/service stations/convenience stores are
prohibited between the gas/service station building and Verona
Avenue. Overhead canopies must be located in side or rear yards
and may not be any closer to Verona Avenue than the gas/service
station/convenience store building. For parcels with frontage on
Verona Avenue and a second street, overhead canopies are also
prohibited between the building and the non-Verona Avenue street
and may not be any closer to the non-Verona Avenue street than the
gas/service station/convenience store building.
h. Reserved.
i. The accommodation of bus shelters or benches on selected parcels
will be encouraged” (Sec. 13-1-372(c)(4)).
“a. Exceptions.
i.
Existing single-family residences are exempt from the
requirements of this Section.
ii.
Planned Development Districts. Requirements of Subsection (c)
above (Design Requirements Within the Downtown Design and
Use Overlay Zoning District) may be varied from in the approval
of a Planned Development District” (Sec. 13-1-372 (d)).
At this time, Staff does not have building renderings to determine if the Applicant
meets the design requirements for the Overlay Zone, but has informed the
Applicant of these requirements if this project moves forward with subsequent
applications. The Applicant is proposing a retaining wall along the northern
portion of the Property. As part of the retaining wall design, the Applicant
proposes to increase the retaining wall height approximately three (3) to four (4)
feet above the grade to screen the drive-thru lane. Staff recommends that a
wrought-iron span on top of the retaining wall per item 4.b that mimics other
fences in the City.
The Applicant is seeking feedback regarding the above requirement 4.f. regarding driveup windows. The Applicant has a drive-thru that wraps Building A starting by Half Mile
Road and turning down the side of the building along West End Circle. As previously
stated, the Applicant is proposing to screen the view of the drive-thru from West Verona
Avenue. The Applicant proposes landscape plantings to screen the view of the drivethru from West End Circle.

4

Erbach Property
Initial Review

Certified Survey Map:
The Applicant is proposing to divide the Property into two (2) separate lots as depicted
in Figure 3. The CSM will require the two (2) lots to have a shared parking agreement,
shared access agreement and a stormwater management easement agreement to
allow the lot that contains Building A to use the pond located on the lot containing
Building B.

Figure 3 - Potential Certified Survey Map

Access and Parking:
The Applicant will work with Kwik Trip to complete a shared access agreement to utilize
Kwik Trip’s existing access point from West End Circle. From this shared access point,
the Applicant proposed two (2) access points into the Property with one centralized and
the other to the east of Building B.
A sidewalk is proposed to extend from the existing sidewalk along West End Circle
through the drive-thru lane for Building A connecting through various planting islands to
connect to Building B. The Applicant is proposing pavement markings to indicate
pedestrian crossing areas. Direct pedestrian access from West Verona Avenue cannot
be accommodated to this Property due to the grade change and the City outlot in front
of the Property.
The Applicant has provided sixty-one (61) parking stalls for the proposal. The minimum
parking standards for an in-vehicle sales or service (bank) is “one space per 50 sf of
gross floor area” (Sec. 13-1-89(g)(4)). The minimum parking standards for an indoor
commercial entertainment (restaurant) is “one space per every 3 patron seats or lockers
5

Erbach Property
Initial Review
(whichever is greater); or one space per 3 persons at the maximum capacity of the
establish; (whichever is greater)” (Sec. 13-1-89(h)(4)). The parking will have to be
evaluated in subsequent applications as Building B may contain a bank, but there may
be two (2) additional tenants in that building modifying the parking calculations. Staff
recommends that Applicant determine if there will be enough parking in this area for
their tenants as parking will be a premium. A complete review of parking will be
completed by Staff in future applications.
Bicycle facilities are unknown at this time. Staff recommends bicycle parking to be
included in subsequent applications.

Staff Comments:
Additional design details are necessary to provide a full review and analysis of the
project. Generally, Staff is comfortable with the proposed uses and development on the
Property. Staff believes with the grades from West Verona Avenue to this Property that
the additional retaining wall height and landscaping could sufficiently screen the drivethru from West Verona Avenue meeting the intent of the ordinance. Staff looks forward
to future reviews of this project.

Recommendation:
Staff recommends the Plan Commission review the submitted materials and provide
feedback to the Applicant as well as feedback regarding their preferred drive-thru
locations.

Prepared by:

Katherine Holt
Community Development Specialist

Submitted by: Adam Sayre, AICP

AS

City Administrator
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July 22nd, 2020
Katherine Holt
City of Verona
Community Development Specialist
111 Lincoln Street
Verona, WI 53593
SUBJECT:

Resubmittal of Initial Site Plan Review and Request for Comments
Subject Property: Approx. 1.5 acres of Parcel No. 060821186302

Dear Katherine:
On June 22nd, 2020 ICAP submitted an initial site plan and narrative for the proposed
development on Parcel # 060821186302. The initial site plan submittal included the excess
land that was to be created from the abandonment of Half Mile Road which is currently
owned by the City of Verona. However, the city recently discovered that their property has
deed restrictions from WISDOT that prevents the property from being transferred or
developed. As a result, the lot dimensions of the initial site plan reduced the width by
approximately 25 feet which made the current site plan unusable. Therefore, per the
directive of the City, ICAP has revised the initial site plan and is resubmitting. The following
provides background to the resubmittal:
Project Location:
The subject property is approximately 1.25 acres of land located at the intersection of West
End Road and West Verona Ave, due north of the new Kwik Trip gas station. Currently Kwik
Trip Inc. owns the subject property and ICAP has the property under contract for purchase.
Project Description:
ICAP Development is proposing to develop the subject property for commercial uses. The
proposed development consists of two building structures, parking lots and greenspace
areas (See Site Plan “Concept 6.1”). Building A is a single tenant build to suit, and Building B
is a two to three tenant building. Currently we have tenant interest for Building A and the
drive thru end cap of Building B. Both users, as depicted on the site plan, will require a drive
thru to conduct their businesses. Building A will require drive thru stacking for a restaurant
use and Building B for a financial use.
Zoning:
The Property is currently zoned Urban Commercial and within the Downtown Design and
Use Overlay District. Currently the subject property is not a separate CSM. ICAP is
proposing to subdivide via CSM with two Lots – Lot 1 Building A and Lot 2 Building B. The
dividing lot line will run down the center of the main drive aisle.

ICAP will also be requesting a Planned Unit Development for the subject property. In the
previous submittal ICAP requested exceptions for the location of the parking lots and the
buildings. However, ICAP was able to design the drive thrus so they did not wrap around the
buildings. In this resubmittal, ICAP is requesting the City to allow for the exception of the
drive thrus to wrap around the buildings but does not need an exception for the building
and parking lot locations. The reduced width of the lot is requiring the drive thrus to wrap
the buildings for the site plan to be functional.
In addressing this exception, ICAP would propose the following: the north property line will
require a retaining wall and, if deemed necessary by the City, ICAP would propose extending
the retaining wall approximately 3 to 4 feet above grade to screen the drive thru lane.
Additionally, for the Western property line ICAP would propose landscape plantings to
provide necessary screening of the drive thru lane. It should be noted that the subject
property sits approximately 175 feet off Verona Ave.
Access:
A shared access agreement will be completed with Kwik Trip prior to the purchase of the
subject property. Access to the subject property will come from the existing access point
into the Kwik Trip lot located off West End Circle. From this main access drive there will be
two access points into the subject property. Due to the grade change and set back from
Verona Ave, pedestrian access will be located off the walking path located along West End
Circle.
Schedule:
ICAP desires to commence construction on the Project in Spring of 2021 with substantial
completion occurring in fall 2021.
Request:
ICAP appreciates the City allowing this resubmittal and respectfully requests support and
comments to the proposed development.
Respectfully Submitted,

JJ Alaily
ICAP Development LLC
Enclosed: Site Plan

7/17/2020 4:20 PM
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Planning Report
517 Half Mile Road

City of Verona
Plan Commission 8-3-2020

Planned Unit Development – Concept Plan
Summary: The Applicant submitted a request for planned unit development (PUD)
concept plan review for 517 Half Mile Road. The Applicant proposes to
construct a one-story, 1,280 square foot addition to the existing building.
The Applicant is requesting an exemption to the rear yard setback
Property Location: 517 Half Mile Road
Property Owners: Daniel Atkins – Atkins Bike Shoppe
517 Half Mile Road
Verona, WI 53593
Applicant:

Same

Existing Zoning:
Existing Land Use:
Proposed Land Use:

Urban Commercial (UC), Downtown Design and Use
Overlay District
Bicycle Shop
Same
Figure 1 – Location Map

Atkins Bike Shoppe
Planned Unit Development – Concept Plan

Site Description:
Atkins Bike Shoppe (“Application”) has submitted a request to construct 1,280 square
foot addition at 517 Half Mile Road (“Property” or “Subject Property”). The Property is
zoned Urban Commercial (UC) and is located within the Downtown Design and Use
Overlay District. This is being reviewed as a Planned Unit Development (PUD) as
exemptions will be requested.

Development Process:
Any planned unit development for this Property will have to go through the following
development process and meet all of the requirements prior to receiving a building
permit. Some of these steps may occur concurrently.
•

Planned Unit Development (PUD) – This is necessary as zoning exemptions
are required for the project, which includes a four step review process.
o Step 1 – Pre-Application Conference: The applicant discusses the project
with Staff prior to moving on to the Plan Commission. Staff provides the
applicant with initial comments on the plan, which was completed and is
ongoing.
o Step 2 - Concept Plan: An applicant would create a plan that shows
conceptually how the Property would be laid out with transportation (i.e.
roads, paths, etc.), stormwater management areas, parkland dedication,
buildings (placement and design), and various land uses. This is a way to
gain feedback from Planning Staff and the Plan Commission to determine
if there is consensus on the concept, which is the current Application.
o Step 3 – General Development Plan (GDP): The intent of the GDP is
provide general, but more detailed than the concept plan, about the
proposed development. A public hearing is held before the Plan
Commission. The City notifies all properties, with a letter, that are located
within 200-feet of the property that is requesting the GDP. The Plan
Commission makes a recommendation to the Common Council. If the
GDP is approved, this step provides the zoning entitlements to the
project.
o Step 4 – Precise Implementation Plan (PIP): The final step in the PUD
process is the final approval of all plans including site plan, landscaping,
stormwater, photometric plans, building design, etc. A public hearing is
held before the Plan Commission. The City notifies all properties, with a
letter, that are located within 200-feet of the property that is requesting
the PIP. The Plan Commission makes a recommendation to the Common
Council. If the PIP is approved, the applicant can proceed to obtain
building permits and start construction of the project.
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Atkins Bike Shoppe
Planned Unit Development – Concept Plan

Planning Review:
Bulk Requirements:
Staff reviewed the bulk requirements for the UC Zoning District. The Applicant proposes
an eighteen (18) foot rear setback, while the minimum setback is twenty-five (25) feet.
The western side yard setback is twenty-five (25) feet and the eastern side yard setback
is fifty-five (55) feet. The Applicant has met the minimum side yard setbacks of ten (10)
feet. The front yard setback will remain the same as the addition will be for the rear of
the building. The height of the addition will match the existing building height. The
Applicant will be requesting an exemption to the rear setback requirement.
Access/ Parking:
The Applicant will utilize the existing access point from Half Mile Road. The parking
area does not have stripped parking spaces and is not proposed to have stripping as
part of this Application. Based on the rendering, the parking lot will extend to match the
addition. Staff recommends the parking to remain as it is today as there is enough
parking for customers without having a formal, designated parking stripe.
The Applicant has plenty of bicycle parking and will add more if it is needed for their
business. Sidewalks do not exist in front of the Property as the sidewalk ends at the
eastern property line and do not exist beyond the Property.
Design:
Conceptual building renderings were included in the Application. The rendering shows
the addition will match the existing building with a continuation of the existing roof line
as well as the same style and color of the existing metal building as depicted in Figures
2 and 3. Staff looks forward to reviewing a dumpster enclosure in subsequent
applications. Staff encourages the Plan Commission to review the conceptual building
designs and provide feedback to the Applicant.

Figure 2 - Existing building
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Atkins Bike Shoppe
Planned Unit Development – Concept Plan

Figure 3 - Proposed addition on existing building

Staff Comments:
In general, Staff is receptive to the Application. Additional design details are necessary
to provide a full review and analysis of the project. Generally, Staff is comfortable with
an addition to the existing building on the Property. Staff recommends the Applicant
discuss their proposal with the neighbors.

Recommendation:
Staff recommends the Plan Commission review the submitted materials and provide
feedback to the applicant.

Prepared by: Katherine Holt
Community Development Specialist
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Atkins Bike Shoppe
Planned Unit Development – Concept Plan

Submitted by: Adam Sayre, AICP

AS

City Administrator
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P.O Box 930220
Verona, WI 53593-0220
Phone: (608) 845-9700
Fax: (608) 845-7070

7/13/2020
ATKINS, DAN
Doc ID: 7769820200713100013

Elevations & Floor Plan

Elevations for Building 1

North End Wall 1 on Building 1
Note: These colors are as close to the actual colors as permitted by printing. Actual metal samples must be reviewed with your Sales
Specialist. Colors vary depending upon position and angles.

South End Wall 2 on Building 1
Note: These colors are as close to the actual colors as permitted by printing. Actual metal samples must be reviewed with your Sales
Specialist. Colors vary depending upon position and angles.

v1.0
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P.O Box 930220
Verona, WI 53593-0220
Phone: (608) 845-9700
Fax: (608) 845-7070

7/13/2020
ATKINS, DAN
Doc ID: 7769820200713100013

Elevations & Floor Plan

East Side Wall 1 on Building 1
Note: These colors are as close to the actual colors as permitted by printing. Actual metal samples must be reviewed with your Sales
Specialist. Colors vary depending upon position and angles.

West Side Wall 2 on Building 1
Note: These colors are as close to the actual colors as permitted by printing. Actual metal samples must be reviewed with your Sales
Specialist. Colors vary depending upon position and angles.

v1.0
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P.O Box 930220
Verona, WI 53593-0220
Phone: (608) 845-9700
Fax: (608) 845-7070

7/13/2020
ATKINS, DAN
Doc ID: 7769820200713100013

Elevations & Floor Plan

Floor Plan

v1.0
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Planning Report
Burke Property – Whalen Road

City of Verona
Plan Commission 8-3-2020

Concept Plan
Summary: The Applicant has submitted a concept plan review to construct 118-unit
senior housing facility comprised of sixty (60) units assisted living and
fifty-eight (58) units of assisted/memory care. This project requires
annexation, urban service area amendment and development approvals.
Property Location: Whalen Road and Liberty Drive
Property Owner:

One Hundred Ten LLC
306 E. Verona Road
Verona, WI 53593

Applicant:

Andev Group, LLC
680 N. Lake Shore Drive, Unit 1103
Chicago, IL 60611

Existing Zoning:
Existing Land Use:
Proposed Land Use:

Agriculture Transition (AT-35) within the Town of Verona
Farmland
Senior assisted living residential care
Figure 1 – Location Map
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Burke Property – Whalen Road
Concept Plan

Site Description:
The Applicant is requesting concept plan review (“Application”) to develop
approximately 8.6-acres of land with 118-unit assisted living senior housing with sixty
(60) units assisted living and fifty-eight (58) units assisted living, memory care located
north of Whalen Road and east of Liberty Drive extension (“Property”), which is
currently zoned Agriculture Transition (AT-35) within the Town of Verona. The Property
is currently used as farmland. Surrounding land uses include a City well, farmland, and
ACS’s building that is under construction south of Whalen Road.

Development Process:
Any development for this Property will have to go through the following development
process and meet all of the requirements prior to receiving a building permit. Some of
these steps may occur concurrently.
•

Pre-Development Review Agreement – Agreement required of any project
requesting annexation and located in the Town. Agreement requires the
applicant to pay all City costs associated with the development including review
time for City Engineer and City Attorney.

•

Urban Service Area – The Property is not within the Urban Service Area
(“USA”). The Application would go to the Capital Area Regional Planning
Commission (“CARPC”) for their approval.

•

Annexation Agreement – The Applicant needs to enter into an annexation
agreement.

•

Annexation – The Property is contiguous to the City of Verona to be annexed.

•

Zoning – Once the land is annexed into the City of Verona, the land will be
zoned Rural Agricultural (RA-35). The Applicant would need to apply for a
zoning map amendment to change the RA-35 zoning district to a zone that
would be comparable to the type of land use that an applicant proposes.

•

Planned Unit Development (PUD) – This is necessary as zoning exemptions
are required for the project, which includes a four step review process.
o Step 1 – Pre-Application Conference: The applicant discusses the project
with Staff prior to moving on to the Plan Commission. Staff provides the
applicant with initial comments on the plan, which was completed and is
ongoing.
o Step 2 - Concept Plan: An applicant would create a plan that shows
conceptually how the Property would be laid out with transportation (i.e.
roads, paths, etc.), stormwater management areas, parkland dedication,
buildings (placement and design), and various land uses. This is a way to
gain feedback from Planning Staff and the Plan Commission to determine
if there is consensus on the concept, which is the current Application.
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o Step 3 – General Development Plan (GDP): The intent of the GDP is
provide general, but more detailed than the concept plan, about the
proposed development. A public hearing is held before the Plan
Commission. The City notifies all properties, with a letter, that are located
within 200-feet of the property that is requesting the GDP. The Plan
Commission makes a recommendation to the Common Council. If the
GDP is approved, this step provides the zoning entitlements to the
project.
o Step 4 – Precise Implementation Plan (PIP): The final step in the PUD
process is the final approval of all plans including site plan, landscaping,
stormwater, photometric plans, building design, etc. A public hearing is
held before the Plan Commission. The City notifies all properties, with a
letter, that are located within 200-feet of the property that is requesting
the PIP. The Plan Commission makes a recommendation to the Common
Council. If the PIP is approved, the applicant can proceed to obtain
building permits and start construction of the project.
•

Land Division – The Applicant will submit a certified survey map to subdivide
the property. This would go before the Plan Commission and the Common
Council for their approvals.

•

Conditional Use Permit – The proposed land use will require a conditional use
permit as this type of land use in not permitted by right in a Zoning District within
the City.

Southeast Neighborhood Plan:
The Property is located in the Southeast Neighborhood Plan (“Plan”), which was
adopted in 2010. The Property is located in the non-residential area of the Plan as
depicted in Figure 2 in the white circle, but the Application is for a residential land use.
The following are excerpts from the Plan that discuss non-residential, transition, and
residential land uses.
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Figure 2 – Future Land
Use for Southeast
Neighborhood Plan

Property

•

“The City plans to utilize this area for creating jobs and employment opportunities
for Verona residents with office, corporate headquarter, light-manufacturing,
warehousing, educational, and similar business park-type developments;

•

Land-uses closet to Highway 18-151 – in the northwestern portion of the
Southeast Neighborhood – area planned to be primarily offices, given the
excellent visibility from U.S.H. 18-151;

•

Land-uses further east – farther away from Highway 18-151 – area planned to
include a mix of office, warehouse, distribution, educational and light-industrial
land-uses. Due to the large roof-area typical of such developments, all of these
land-uses present excellent opportunities for successfully treating storm water
on-site and improving water-quality in the Badger Mill Creek and Sugar River as
compared with the current unregulated agricultural land-uses;

•

High-quality architecture and building design will be required for development
within this area...(p. 20)”

The Applicant is proposing a 118-unit senior facility, which is located on land designated
for non-residential area as depicted in brown in Figure 2. This particular section of the
Plan does not define exactly what is expected for this Property. The Plan focuses on
properties in proximity to U.S. Highway 18-151. This area does not have direct access
to the highway with on and off ramps, but instead has visibility from the highway. The
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Property can be seen by the highway due to the topography, but would be blocked with
development along the highway. Properties to the east of Liberty Drive could be viewed
as more of a transition zone allowing employment and larger scale housing such as
senior or multifamily housing to be close to the potential offices as discussed in the
Plan.
The Plan states on page 20 the following for Transition Sub-Areas,
•

“…the City of Verona will pay particularly-close attention to how the ‘Southeast
Neighborhood’ will transition from non-residential uses closest to major highway
facilities to residential uses further away;

•

The Plan Commission will be primarily responsible for reviewing proposed
developments that will transition between non-residential and residential areas,
with the Common Council having ultimate authority for approving any proposed
transition developments”.

On page 21, the Plan discusses residential land north of CTH M.
•

“Housing for this area will include a mix of single-family detached, single-family
attached, duplex, and multi-family buildings. Both owner occupied and renter
housing will be promoted;

•

The City will required a minimum of 25% landscape areas/open space for
developments within the ‘North of ‘M’ Residential’ sub-area – consistent with the
City’s ‘Neighborhood Residential, Community Residential, and Urban Residential’
zoning district requirements;

•

All collector streets within the development will be designated at bike routes;

•

Access to this area will be provided directly from the existing collector streets
within the area – including Grandview on the north, Whalen through the center,
and County Trunk Highway ‘M’ on the south. New north-south local streets will be
provided between these existing east-west streets as this area develops. Only a
few new connections with CTH ‘M’ will be allowed”.

The Applicant is proposing 118-unit senior housing. This portion of the Plan is very
vague in details of how this area should develop other than have transportation
connectivity with roads, bicycle routes, and sidewalks for pedestrians. This would create
a good transition between the highly visible non-residential area along U.S. Highway 18151 and the designated transition area depicted in blue in Figure 2. This type of land
use does not preclude future non-residential development around this Property and
furthers the City’s goals of diverse housing types.

Transportation:
The Applicant will need to extend Liberty Drive as part of their Application allowing two
(2) access points from Liberty Drive into the Property. Access to the Property will be
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prohibited from Whalen Road. The Applicant is discussing with Public Works the extent
that Liberty Drive will need to be extended as part of the proposal.
The Applicant has shown dedication of right-of-way for Whalen Road and Liberty Drive,
which are consistent with existing right-of-way dedication lines. Sidewalks are required
“in all new subdivisions” (Sec. 14-1-55). Sidewalks should be added to Liberty Drive and
Whalen Road. Staff will have discussions with the Applicant to determine the extents of
the sidewalks. Internal to the site, the Applicant is proposing sidewalks along the front of
the building connecting to Liberty Drive. Additional sidewalks are located from each exit
door to the paved areas.
The Applicant has provided ninety (90) parking stalls to accommodate employees, shift
changes, and visitors. The minimum parking standards for an institutional residential
land use for a nursing home is “one space per six patient beds, plus one space per
employee on the largest work shift, plus one space per staff member and per visiting
doctor” (Sec. 13-1-88 (f)). The Community Living Arrangement states “one space per
every 3 residents” (Sec. 13-1-88 (i)). Sixty (60) units are proposed as independent living
with some assistance as requested. Based on previous requirements for the City, this
would mean that a minimum one (1) underground parking space per one (1) residential
unit is required. The parking ratio would require a parking exemption for the total
number of parking stalls, which was granted for 841 North Main Street and Noel Manor.
Fifty-eight (58) units are proposed as assisted, memory care, which would require
twenty (20) parking spaces. The Applicant is proposing twenty-five (25) parking stalls
based on the one (1) parking stall per employee on the largest shift. The Applicant
needs one hundred five (105) parking stalls with at least sixty of those underground and
has provided ninety (90) surface parking stalls. Staff recommends underground parking
similar to other projects and to reduce the impervious surface on the site. Staff looks
forward to seeing those changes in subsequent plans.
Bicycle facilities are unknown at this time. Staff recommends bicycle parking to be
included in subsequent applications.

Land Use:
The Applicant is proposing 118-unit senior facility. Although this is currently in the Town
of Verona as farmland, the City does not have any senior housing in the vicinity of this
Property. The closest age restricted housing (+55 years) are the New Age Village
Condos located on New Age Circle.
The Applicant is proposing to divide the Property into two (2) separate lots with one
consisting of 8.6-acres and the other lot consisting of 7.8 acres as depicted in Figure 3.
The Applicant proposes to build the senior facility on the lot closest to Whalen Drive.
Development for the second proposed lot is unknown at this time. Staff is supportive of
splitting the Property. Additional discussion is required with the Applicant on splitting the
property and providing a future east/west connection through the site.
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Figure 3- Proposed division of the Property

Design:
Conceptual building design was included in the concept submittal for the building. The
northern portion of the building is a one (1)-story building with the southern portion of
the building as a two (2)-story building. The building is proposed to contain green
engineered wood siding and manufactured stone masonry and stills. The Applicant has
grounded the building with a faux stone foundation and used the same stone to break
up the bulk of the building as depicted in Figure 4. Staff encourages the Plan
Commission to review the conceptual building designs and provide feedback to the
Applicant.

Figure 4 - Conceptual building rendering
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Intergovernmental Cooperation:
The Property is located outside of the urban service area (“USA”) and is currently
located in the Town of Verona. City Staff will have to submit an application for an USA
amendment through the Capital Area Regional Planning Commission (“CARPC”) in
order to allow for the extension of water and sewer depicted in Figure 5. The Plan
shows this area as future growth. The Property would need to be annexed from the
Town of Verona.

U.S. Hwy. 18/151

ACS

Whalen Rd.

Liberty Drive

CTH M
Figure 5 - Urban Service Area shaded in pink and the subject property outlined in yellow.

The City and Town of Verona adopted an Intergovernmental Agreement 1
allowing both governments to cooperate on issues, including municipal
boundaries, and both the City and Town have benefited from the creation of this
agreement. The Agreement states “the City and Town agree to limit rural
development that would make it difficult to efficiently extend urban services to
that area in the future”2. The Property is located in Area A depicted in Figure 6
and has the ability to be annexed to the City.

1
2

Under Section 66.0301, Wisconsin Statutes, http://www.ci.verona.wi.us/DocumentCenter/View/1331
Under Section 66.0301, Wisconsin Statutes, p. 8
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Figure 6 - Red circle denoting property

Staff Comments:
In general, Staff supports development on this property and is generally supportive of
the senior housing. This Property will need to be annexed, have an urban service area
amendment, and go through the Planned Unit Development process. Staff is supportive
of the USA amendment as the Southeast Neighborhood Plan confirms the City will
expand into this portion of the Town. Staff looks forward to future reviews of this project.

Recommendation:
Staff recommends the following Plan Commission action:
• Review the submitted materials and provides feedback to the Applicant.
• Recommend that the Common Council pass a resolution approving the proposed
modifications to the City’s Urban Service area for approximately sixteen (16)9
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acres of land located in the northeastern area of Whalen Road and Liberty Drive
in the Town of Verona.

Prepared by:

Katherine Holt
Community Development Specialist

Submitted by: Adam Sayre, AICP

AS

City Administrator

10

VERONA | WAUKESHA | KENOSHA | APPLETON | WESTON

Memorandum
To:

Katherine Holt, Community Development Planner

From:

Jessica Vaughn, AICP, JSD Professional Services, Inc.

Re:

The Courtyard Concept Plan Submittal

JSD Project #:

20-9646

Date:

July 2, 2020

cc:

Paul Phillips, JSD; Ken Koziczkowski, Ganther Construction/Architecture Inc.

www.jsdinc.com

On behalf of Ganther Construction/Architecture Inc. and Whalen-Liberty Property, LLC, JSD Professional
Services (JSD) is submitting the enclosed Conceptual Land Use Plan for your review and consideration. The
submittal materials include:
•
•
•

A Vicinity Map;
A Concept Plan for The Courtyard at Verona; and
A Conceptual Building Rendering.

Please do not hesitate to contact me with any questions regarding this matter or otherwise. We look forward to
working with City staff on this project as it comes to fruition.
Project Site Location
The project site is generally located at the east of US Highway 18/151 along Whalen Road at the northeast
corner of Liberty and Whalen roads. The project is just outside of the City of Verona city limits and urban service
area. The project site is comprised of roughly 8.60 acres that are currently being utilized as active farmland.
Refer to Attachment 1, Vicinity Map for more information.
Being located within the Town, any annexation or land division of the project site is required to be reviewed and
approved by the necessary Town agencies. In addition, as such, the project is also currently subject to Dane
County zoning and is zoned AT-35, which is identified as a “zoning district for transitioning agricultural land near
urban developing areas.”
Conceptual Development Plan Overview
Today, the project site is utilized as active croplands that are characterized by rolling hills that create natural
drainage swales and channels. There is little development within the surrounding area, with the exception of
Liberty Business Park, which is located south of Whalen Road.
The initial design concept developed for the project site is centered around capitalizing on the existing natural
features of the project site, including maintaining the existing topography, views, and natural drainage patterns.
Key components of the initial design concept developed for the project are highlighted below:
•

Land use and Parking.
The proposed land use is a senior assisted living residential care facility that is comprised of both
assisted living apartment-style units (RCAC units) and assisted living, memory care units (CBRF). A
total of 118 units will be provided on site, including 60 Residential Care Apartment Complex (RCAC)
units and 58 Resident Community Based Residential Facility (CBRF) units.

Page 2
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July 2, 2020
Due the target population of the proposed use, trips to the site as well as the demand for onsite parking
will be lower than that of a typical multi-family apartment complex. The applicant, having operated
similar facilities across the Midwest, has found that providing the following parking ratios is adequate to
serve their facilities based on standard operating characteristics:
RCAC Apartment Units: One parking stall per two units
CBRF Units:
One parking stall to three units
Employee Parking:
One parking stall per employee on the largest shift
Using these ratios, the parking requirement for the site is as follows:
RCAC Apartment Units: 60 units/2 stalls = 30 stalls
CBRF Units:
58 units/3 stalls = 20 stalls
Employee Parking:
25 employees = 25 stalls
A total of 75 parking spaces is required for the site where a total of 90 stalls are provided to
accommodate standard operating characteristics of the facility as well as occasional overflow (visitors,
holidays, and shift changes).
•

Access/Circulation.
The project site will be accessed from Liberty Drive with two points of access. The southernmost point of
access will be intended for staff, visitors, and residents, while the northern point of access will be
primarily utilized to maintain back-of-house operations, including deliveries, refuse pick-up, etc.
Circulation throughout the site will be provided by a private loop road, which will provide fire access.

•

Water and Sanitary Sewer Utilities.
All utilities required to serve the project site will be public. Both water and sanitary sewer will be
provided from Liberty Drive or Whalen Road via connections to existing mains.

•

Proposed Public Improvements.
As part of the development proposal the following public improvements are anticipated:
−
−

Right-of-way dedication along Whalen Road, and
Right-of-way dedication and construction of a portion of Liberty Drive.

Refer to Attachment 2, The Courtyard at Verona Concept Plan.
Consistency with Adopted Plans
Town of Verona Comprehensive Plan
As noted in the Town of Verona Comprehensive Plan, the project site is identified as Transitional Agricultural.
“The primary intent of this classification is to conserve rural use lands that may someday be used for rural
residential development or lot splits in the next 20 years.”
Adopted City of Verona/Town of Verona Intergovernmental Agreement
The project site is part of the lands identified as Planning Area A in the above-referenced agreement. Planning
Area A is an area of designated as a primary growth area for the city. Development within this area is
anticipated to be developed with comprehensive urban services, including utility services. The agreement
recognizes that lands may be annexed to the city.
As noted in the agreement, since the proposed land division accompanies an annexation, review and approval
by the Joint Plan Commission is not required. Overall, as noted in the agreement, the Town agrees to support
the City’s application for urban service area amendment in this area.
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City of Verona Comprehensive Plan/Southeast Neighborhood Plan
The City of Verona Comprehensive Plan identifies the project site as being within the East Future Urban Growth
Area. New land uses in this area are planned for both residential land uses, farthest away from the 18/151
interchange, and nonresidential uses, including business and industrial park uses closest to the interchange. An
area of transition is planned for the area between the residential and non-residential uses in terms of design and
compatibility.
The project site is also located with the Southeast Neighborhood and is subject to the Southeast Neighborhood
Plan goals and policies related to development and land use.
The Southeast Neighborhood Plan (the “Plan”) identifies the project as being within SE Subarea in an area that
is recommended for nonresidential land uses that are anticipated being developed within the second phase of
development within the subarea. The Plan recognizes that the timing of construction for each phase will be
largely dependent on the amount of development that has occurred in other “Future Growth areas” within the
city.
Residential densities within the Plan are anticipated to provide net densities of about five dwelling units per acre.
The Plan also states that providing a mix of residential housing types, including single-family detached, singlefamily attached, duplex, and multi-family housing is of interest in this area. The Plan also assumes that roughly
30 percent of the overall SE Subarea (660 acres) or 460 acres will be developed as parkland, stormwater
management facilities, right-of-way dedication, and institutional uses, including schools and religious institutions.
As noted in the Plan, the northern-most portion of the South East Future Urban Growth area has been identified
by the city’s utility studies as being easily served by city water and sewer service.
Overall, the proposed assisted living and memory care facility is an institutional use that furthers the goals and
policies of the city’s adopted plans in terms of future growth, land use, and housing policy goals.
Land Use Entitlement Process
In completing the initial due diligence on the project site, the land use entitlement process is anticipated to
include:
•
•
•
•
•

Urban Service Area Amendment to be initiated by the City;
Annexation;
Land Division to be submitted to the City of Verona;
Rezoning; and
Conditional Use for the residential care facility.

While a comprehensive zoning analysis has not been completed at this stage in the planning process
conventional zoning is anticipated. In particular, consideration is being given to utilizing the Urban Residential
zone district, which would be consistent with the City’s comprehensive and neighborhood planning documents.
Attachments
Attachment 1:
Attachment 2:
Attachment 3:

Vicinity Map
The Courtyard at Verona Concept Plan
Conceptual Building Rendering

July 21, 2020
Ms. Katherine Holt
City of Verona
Via email: Katherine.holt@ci.verona.wi.us
RE:

ANDEV Group, LLC proposed senior assisted living community at Liberty Drive and Whalen Road.

Dear Katherine,
I have received a copy of the correspondence between you and Jessica Vaughn of JSD Engineering
regarding the above referenced matter.
While we are encouraged overall by the response, we have received in our meetings with both the
Mayor and city staff, we must bring one matter to your attention if this project is to move forward at all.
The comment that “One underground parking space per unit is required even though the units may not
have a vehicle. This would be a good opportunity for staff to park underground in those spaces or
visitors. This was required for 841 N. Main St. and Noel Manor just in case the property ever had to flip to
market rate condos.” cannot be incorporated into our development. The economics of such a
requirement are simply not feasible in any commercially reasonable iteration of such a facility. In
addition, we wanted to address the concern regarding conversion of units to market rate apartment
units as well as provide additional information regarding parking demand.
First, with regard to the conversion of units to market rate apartment units, the single, interconnected
building we have proposed cannot be converted to market rate condos or apartments. We can establish
this by clear and convincing evidence in the unit layouts and amenities. The CBRF units are not
convertible into market rate units. They are studio and one-bedroom units with no kitchen facilities and
no room to add a working kitchen into them. We are, however, open to discussion of other methods of
ensuring that no such future conversion occurs such as deed restrictions, planned unit
development/conditional use limitations, etc.
With regard to parking demand, the residents in the memory care section are not permitted to have
private vehicles on the site. The RCAC residents, while technically not barred from having a car on site,
almost never seek to do so. In our operator’s extensive experience, none of its other communities have
underground parking. At least 20 of those communities are located throughout Wisconsin, including
Heritage House of Portage, (66 RCAC units with approximately 30 spaces total); Matthews Sr. Living in
Horicon (30 RCAC units with 26 spaces total); Tallgrass Senior Living in Sun Prairie (115 RCAC units with
ample grade level parking); and Sage Meadow of Fond du Lac (40 RCAC units with approximately 20
spaces). In fact, of all the senior living communities operated by our operator in Wisconsin, only one has
underground parking. That facility is on a very small lot with extremely limited grade-level space
available for parking. Based on the target population of the proposed use, trips to the site as well as the
demand for onsite parking will be lower than that of a typical multi-family apartment complex. The

applicant, having operated similar facilities across the Midwest, has found that providing the following
parking ratios is adequate to serve their facilities based on standard operating characteristics:
RCAC Apartment Units: One parking stall per two units
CBRF Units:

One parking stall to three units

Employee Parking:

One parking stall per employee on the largest shift

Visitor Parking

Included in CBRF and RCAC unit ratios.

If necessary, upon the city’s request, we are open to providing further justification for the proposed
parking, including a parking study.
We also understand that you commented that “Staff is supportive of the use in this location, but we will
see how the Council reacts as this is located in the non-residential area of the SE Neighborhood Plan.”
We will be prepared to address this and all other matters or issues you mentioned when we
presumptively meet on August 3. We feel that the senior assisted community proposed is a reasonable
transitional use on the north side of Whalen Road, not substantially different from the hotel that was
recently constructed nearby.
We thank you for your participation in this process and look forward to resolving all issues or concerns
that the plan commission and council may have on the way to enabling this desirable and needed
addition to the city environs.
We look forward to seeing all of you on/at the August 3 meeting.
Very truly yours,
ANDEV Group, LLC

Michael D. Samuels
Legal and Development Director
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Planning Report
301 North Main Street

City of Verona
Plan Commission 8-3-2020

Planned Unit Development – Concept Plan
Summary: The Applicant submitted a request for planned unit development (PUD)
concept plan review for 301 North Main Street. The Applicant proposes
to construct a two (2) story, 34,000 square foot private school in three (3)
phases.
Property Location: 301 North Main Street
Property Owners: St. Christopher’s Congregation, Dane County, WI Inc.
301 N. Main St.
Verona, WI 53593
Applicant:

Kirk Keller, Plunkett Raysich Architects, LLP (PRA)
2310 Crossroads Drive, Suite 2000
Madison, WI 53718

Existing Zoning:
Existing Land Use:
Proposed Land Use:

Neighborhood Residential (NR)
Indoor Institutional (Church)
Indoor Institutional (Church and private school)
Figure 1 – Location Map
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St. Ambrose Academy
Planned Unit Development – Concept Plan

Site Description:
St. Ambrose Academy (“Application”) has submitted a request to construct 34,000
square foot private school at 301 North Main Street (“Property” or “Subject Property”).
The Property is zoned Neighborhood Residential (NR). This is being reviewed as a
Planned Unit Development (PUD) as exemptions may be requested.
Currently, the Property is approximately 8.4-acres and contains St. Andrews Catholic
Church. The Application includes the division of approximately three (3)-acres of vacant
land on the Property to be used initially by approximately 150 6th – 12th grade students.
Land uses surrounding the Property consist of a cemetery and right-of-way to the north,
residential homes to the east and south, and a public middle school to the west of Main
Street.

Development Process:
Any planned unit development for this Property will have to go through the following
development process and meet all of the requirements prior to receiving a building
permit. Some of these steps may occur concurrently.
•

Planned Unit Development (PUD) – This is necessary as zoning exemptions
are required for the project, which includes a four step review process.
o Step 1 – Pre-Application Conference: The applicant discusses the project
with Staff prior to moving on to the Plan Commission. Staff provides the
applicant with initial comments on the plan, which was completed and is
ongoing.
o Step 2 - Concept Plan: An applicant would create a plan that shows
conceptually how the Property would be laid out with transportation (i.e.
roads, paths, etc.), stormwater management areas, parkland dedication,
buildings (placement and design), and various land uses. This is a way to
gain feedback from Planning Staff and the Plan Commission to determine
if there is consensus on the concept, which is the current Application.
o Step 3 – General Development Plan (GDP): The intent of the GDP is
provide general, but more detailed than the concept plan, about the
proposed development. A public hearing is held before the Plan
Commission. The City notifies all properties, with a letter, that are located
within 200-feet of the property that is requesting the GDP. The Plan
Commission makes a recommendation to the Common Council. If the
GDP is approved, this step provides the zoning entitlements to the
project.
o Step 4 – Precise Implementation Plan (PIP): The final step in the PUD
process is the final approval of all plans including site plan, landscaping,
stormwater, photometric plans, building design, etc. A public hearing is
held before the Plan Commission. The City notifies all properties, with a
letter, that are located within 200-feet of the property that is requesting
2
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the PIP. The Plan Commission makes a recommendation to the Common
Council. If the PIP is approved, the applicant can proceed to obtain
building permits and start construction of the project.
•

•

Land Division – An applicant will need to submit a certified survey map and/or
plat to split the property into two properties. This would go before the Plan
Commission and the Common Council for their approvals.
Rezoning – The Applicant will need to apply for a zoning map amendment to
change the Neighborhood Residential (NR) zoning district to Public Institutional
(PI) as that would be comparable to the type of land use that this Applicant
proposes.

Planning Review:
Bulk Requirements:
Staff reviewed the bulk requirements using the non-residential bulk requirements for the
NR Zoning District. The Applicant needs to be aware that the side lot setback is twentyfive (25) feet. Based on approximate measurements, the Applicant appears to have met
or exceeded the minimum setback requirements.
Access/ Parking:
The Applicant proposes one (1) new access point from North Main Street through the
Silent Street right-of-way as depicted in Figure 2. The Applicant proposes to have an
access control gate to prohibit access traveling west on Silent Street into the Property,
which is not supported by Staff.
The 2009 Comprehensive Plan stated, “Silent Street is a planned location road
improvement that will provide a connection between Main Street and Enterprise Drive.
The Silent Street extension could alleviate traffic at the Main Street & Verona Avenue
intersection as delay continues to increase” (p. 18, Chapter 3 – Transportation).
The Downtown Mobility and Development Plan (“Plan”) were created to help facilitate
redevelopment within the Downtown area. The plan focused on improvement with the
Downtown by addressing traffic and congestion, short and long term roadway
improvements, Main Street and Verona Avenue intersection, bicycle and pedestrian
safety parking availability, Downtown character, and redevelopment opportunities. The
plan stated the following regarding Silent Street.
“Two alternatives were considered for connecting Silent Street to Main
Street. The City owns right-of-way for a direct connection to Main Street
from the western stub of Silent Street. A second alternative to align Silent
Street with the High School access was also reviewed. Aligning the street
and High School driveway into one intersection improves the likelihood of
installation of a traffic signal near the school access, and could improve
both traffic and pedestrian accommodations. Additionally, by connecting
the school to Silent Street, it improves alternative access for school staff,
students, and visitors by providing a route to the school from the east that
3
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avoids the Main and Verona intersection. Church access may also be
improved by the signal if the parking is connected to the Silent Street
extension” (p. 35, Chapter 2).
In March of 2014, the Plan Commission approved the Plan with the following conditions:
“1. The bicycle path within the Silent Street right-of-way shall be removed
from the Plan.
2. The extension of the Silent Street roadway to Main Street shall be
removed from the Plan” (Ord. No. 14-839).
Staff has included the Ordinance as part of the Plan Commission packet.
Silent Street is designated as a future road connection in the 2010 Comprehensive Plan
to create better connectivity within the City when this is needed. If this Property
becomes developed, a bicycle and pedestrian connection will be need as the current
cut-through located through the existing recreational fields will be removed due to
development. A Silent Street connection will need to be evaluated to determine if and
when this would be needed. However, access for this Application should not come from
Silent Street.
Staff recommends the Applicant create a shared entrance with St. Andrews on Main
Street to align with the public school access point. The access point at this proposed
location will help with future turn lanes into and out of the Property as well as across the
street for the public school. Although the final design for Main Street is not approved or
available, this alignment for an access point would ensure lanes tapering into the
intersection would fit and not have points of conflict up or down stream of the
intersection. Staff does not support separate access points from North Main Street as
there are already several access points in a short distance along this section of the
street.
If the Applicant is determined to have access at their proposed location, Staff
recommends the access point move south to be located entirely on their Property
approximately where the monument sign is noted. As with any development, a future
connection in the Comprehensive Plan would suggest that Staff would require an
applicant to build the road fronting their property line and have access from that newly
constructed street. Hence, Staff is recommending the Applicant move the access point
south of Silent Street or to create a combined access point with the existing church
access point. Staff does not foresee a need to extend Silent Street for vehicular access
at this time or in the foreseeable future. Staff recommends the Plan Commission give
feedback regarding their preferred access point to the Applicant.
The Applicant is proposing 75 parking stalls with access from Silent Street area. The
standard parking calculation for an indoor institutional land use per the zoning ordinance
is one (1) parking space per teacher and staff member, plus one space per 5 non-bused
students for senior high and one space per teacher and per staff member, plus one
space per 2 classrooms for junior high (Sec. 13-1-88 (c)(4)). The Applicant is proposing
in the initial phase a classroom capacity of at least 150 students between 6th – 12th
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grades. The Applicant is proposing eight (8) full-time employees and nine (9) part-time
employees. This means seventeen (17) parking stalls are required for employees and
the remaindered sixty-two (62) stalls would be used for students and visitors. Future
phases may require more parking for the Property as the Applicant is projecting a total
of 250 students at the completion of all phases. On-street parking will be prohibited.
Staff recommends flipping the parking lot to the south of the proposed building to utilize
a shared access point with St. Andrew’s Church. This would mean the parking lot would
abut the church. Staff recommends a shared parking agreement with the church to
allow the church and school to use the same parking areas. Staff needs more
information regarding the number of staff and bused students for the initial phase and
the final phase to make a determination for the parking demands.
The Application shows sidewalks connecting the drop-off/pick-up area to the main
entrance and handicapped parking stalls. Staff recommends the Applicant widen the
sidewalk along their frontage on North Main Street connecting from the crosswalk to the
proposed bicycle path. A sidewalk should be added to the site from North Main Street
and Silent Street connecting to the school entrance. Bicycle facilities are unknown at
this time. Staff recommends bicycle parking to be included in subsequent applications.
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Figure 2 - Conceptual site plan
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Timeline:
The Applicant is proposing that the initial phase include approximately 12,000 square
foot building for 150 students on approximately three (3) to five (5)-acres of land. Future
phases would occur when there is demand to accommodate up to 250 students, indoor
gymnasium, student fields, and a multipurpose space. Pending approvals, the
construction for the initial phase will be completed by September of 2021.
Design:
Conceptual building floor plans are included in the Plan Commission packet. The floor
plan has administrative offices and potentially three (3) classrooms on the first floor with
the majority of the classrooms on the second floor. Exterior renderings were not
included at this time as to have a greater understanding of the Plan Commission
comments on the overall conceptual site plan layout before designing the exterior. The
proposed building for phase 1 will be a two (2) story 12,000 square foot building with the
phase 2 building mirroring the height and square feet and phase 3 would be one (1)
story 10,000 square foot gymnasium. The open area/playground is to the east of the
phase 3 building. Staff encourages the Plan Commission to provide feedback to the
Applicant.

Certified Survey Map:
The Applicant proposes to create a three (3) to five (5)-acre new lot to be used by the
school and a 3.4 to 5.4-acre lot for St. Andrews. Staff is supportive of a certified survey
map (CSM) for this Property. Staff recommends a shared access agreement between
the Applicant and St. Andrews if the access points are combined on Main Street. Staff
recommends as part of a CSM that the Property go through a Zoning Map Amendment
to change the zoning from Neighborhood Residential (NR) to Public Institutional (PI) for
both proposed lots.

Public Comments:
The Concept Plan does not require a public hearing as this plan is to gain feedback
from the Plan Commission and Common Council. However, a public hearing will be
required in subsequent applications. The Applicant hosted a Microsoft Teams public
meeting to gain input from the community on July 20th at 6:30 p.m. There were between
65 – 70 people that attended the meeting. The Applicant shared the questions from their
meeting with Staff. Comments from the Applicant’s meeting included questions
regarding drainage, run-off, and flooding, what is the timeline of the project and
additional phases, campus operational questions such as will campus be open or
closed for lunch, extra circular practice locations, and hours, will fencing between the
school and neighbors be installed, lighting, relationship between the church and school,
and how can neighbors get a copy of the reports conducted.
Staff has received several comments from the public via email, phone conservations,
and letters. Comments that Staff has received include concerns about Silent Street
being fully operational, an additional access point on Main Street, not enough parking
for future phases, on-street parking occurring on neighborhood streets, increased traffic
7

St. Ambrose Academy
Planned Unit Development – Concept Plan
on Main Street and neighborhood streets with faster speeds, drainage going into the
existing neighboring homes yards compounding an existing problem, lack of green
space for outdoor sports of the proposal, use of church property by the Silent Street
pond for recreational space by the school, lack of transparency in the process, and a
petition letter asking this project be vetoed due to lack of compatibility.
Staff Comments:
Additional design details are necessary to provide a full review and analysis of the
project. Generally, Staff is comfortable with the proposed use and redevelopment on the
Property. Staff has concerns with too many access points on North Main Street and
recommends the Applicant combine their access point with the church.

Recommendation:
Staff recommends the Plan Commission review the submitted materials and provide
feedback to the applicant as well as feedback regarding their preferred access point.

Prepared by: Katherine Holt
Community Development Specialist

Submitted by: Adam Sayre, AICP

AS

City Administrator
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Ordinance No.

14 -839

AN ORDINANCE ADOPTING THE DOWNTOWN VERONA MOBILITY
AND DEVELOPMENT PLAN AS AN AMENDMENT TO THE CITY OF
VERONA COMPREHENSIVE PLAN.
WHEREAS, pursuant to Section 62. 23( 2) and ( 3),

Wisconsin

Statutes,

the

City of Verona is authorized to prepare and adopt a comprehensive plan in
accordance

with Section 66. 1001( 1)(

a) and 66. 1001( 2) of said Statutes, and has

adopted its Comprehensive Plan on September 14, 2009; and
WHEREAS, the Downtown Verona Mobility and Development Plan has
been developed in compliance with the City' s Comprehensive Plan, and
WHEREAS, pursuant to Section 66. 1001( 4), Wisconsin Statutes, the City

of Verona must follow administrative procedures for amendments to its
Comprehensive

Plan; and

WHEREAS, the City of Verona has held at least one ( 1) public hearing on
said Ordinance in compliance with Section 66. 1001( 4)( d),

Wisconsin Statutes,

and provided numerous opportunities for public input and comment throughout
the Downtown Verona Mobility and Development Plan process; and
WHEREAS, the Plan Commission held a public hearing on February 3,
2014 and voted on March 3, 2014 to recommend approval of the Downtown

Verona Mobility and Development Plan with the following conditions:
1.

The bicycle path within the Silent Street right -of -way shall be removed
from the Plan.

2.

The extension of the Silent Street roadway to Main Street shall be
removed from the Plan.

WHEREAS, it is the intent of the Council adopting the plan that the City
not use eminent domain to acquire property resulting in the loss of a building or
business or that would limit the use of a property without the owner' s consent.

NOW THEREFORE IT IS HEREBY ORDAINED by the Common Council

of the City of Verona that the Downtown Verona Mobility and Development Plan
is hereby approved and adopted as an amendment to the City of Verona
Comprehensive

Plan with the recommended

Plan Commission conditions.

BE IT FURTHER ORDAINED that this Ordinance shall take effect upon

passage by a majority vote of the Common Council of the City of Verona and
publication / posting as required by law.

CITY OF VERONA

0I

Jon

ochkammer,

Mayor

seal) _

SEAL_
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From:
Subject:
Date:

Alyssa Dvorak
St. Ambrose in Verona
Thursday, July 30, 2020 8:25:04 AM

Hello,
My name is Alyssa Dvorak. I have been working with the Verona Area Community Theater
for over 16 years and am a graduate of VAHS (class of 2011).
I have had the pleasure of working with St. Ambrose the past two years as Choreographer for
their Spring Musical. I can honestly say, I have never worked with a more polite group of
kids.
The St. Ambrose program encourages respect for, politeness towards, and consideration of
their community. They welcomed me into their program immediately and I found the students
to be very hardworking. The students always greeted me when I arrived and thanked me after
rehearsal. They also behaved very well during our rehearsal times.
For rehearsals, we have used multiple spaces including various churches, the Verona Area
High School, an industrial space in Verona, and the Verona Area Community Theater building
at 103 Lincoln St. No matter what location we are rehearsing in, the students always
demonstrate absolute respect for the space.
I understand there are concerns from neighbors in the area that the students may be loud,
disruptive, and/or messy. I would share these concerns about a new group of students moving
into the area if I didn't know these kids. I fully believe this group would be respectful to their
new home in Verona.
Feel free to reach out if you have any additional questions,
Alyssa Dvorak

From:
To:
Subject:
Date:

Adam Sayre
Katherine Holt
Fwd: Online Form Submittal: General Feedback
Saturday, June 27, 2020 7:21:00 AM

Sent from my iPhone
Begin forwarded message:
From: noreply@civicplus.com
Date: June 26, 2020 at 4:49:44 PM EDT
To: adam.sayre@ci.verona.wi.us
Subject: Online Form Submittal: General Feedback

General Feedback
First Name

Mary

Last Name

Schaller

Address1

303 Edward St

Address2

Field not completed.

City

Verona

State

WI

Zip

53593

Email Address

mschalle@chorus.net

Questions / Comments

I am not supportive of the attempt of St. Ambrose Academy to
purchase land at St. Christopher Parish. I feel there are a few
individuals who are pushing this. I feel many parishioners are not
in favor of it. There has been no survey of parishioners to see
who is in favor of it.

Email not displaying correctly? View it in your browser.

Received 7/17/20

To: City of Verona; Adam Sayre, Planning Commission; Katherine Holt

RE: St. Ambrose proposal; 301 North Main St. Verona

With regards to your upcoming public meeting on July 20th as noted in “The Verona Press” along with
the upcoming Plan Commission review on Aug. 3rd, I would like to share some thoughts and pose some
questions to you.
First, I’m William Paar. I live at 6935 Cross Country Road in the Town of Verona and have been a
Verona area resident for all but 15 years of my 71 years. I am a member of St. Christopher’s Parish. My
father and mother ran a grocery store where the Verona Vision Center now stands from 1946 to ’66. My
father was also on the Chamber of Commerce along with being the Justice of the Peace for the Village of
Verona.
My background prior to retirement was construction design and management, retail management of
various lumber companies along with a long stint selling construction materials thru distribution and
working with architects and structural engineers on setting specifications.
Prior to seeing this proposed site plan, I sent a letter to the Bishop of the Madison Diocese along with the
parish priest, Fr. Sasse, who no longer is in charge,. I noted that what St. Ambrose had proposed could
not fit on the parcel of land unless they went with a 2 story building. Even then, they were trying to stuff
“ten pounds of potatoes in a five pound sack”.
I noted by adding that information on square footages needed for building, parking and sports facilities
and how they didn’t add up to space available. I will enclose that letter.
I see from their drawing that some the prior information has changed. However their future plans seem
poorly thought out.
Drainage
1.

Perk tests note that there is good water drainage. However, if you talk to the residents on North
Jefferson, they’ll tell you that they experience flooding on their property each time we get a large
rainfall and during the spring while the frost is till in the ground, it’s worse. St. Christopher’s
parking lot also has a fair amount of flooding. My question to both you and St. Ambrose is; how
will you keep from compounding a current problem when you add over 15,000 sq. ft. for parking
and road and then 22,000 for proposed buildings?

Snow Removal
2. Snow removal; where will snow be pushed? It looks likely that it would go toward the current
cemetery. Again, how will you alleviate any potential flooding in the cemetery?
Traffic Flow
3. Entrance to the proposed school; with our current and upcoming situation with the Verona
Schools, Main St. will see more school buses and parents transporting their students to the new
Middle School and Elementary School-there is a fair amount of congestion each morning and
afternoon when kids are left off and picked up. Now, they want to add another entrance on the
opposite side of the street again compounding the current issue. Will there be turning lanes
installed to accommodate traffic flow?

4. Should turning lanes be installed, will there need to be changes made in the sewer system. How
will that be taken care of?
5. They show a proposed gate off Silent St. That proposal to make Silent St. a thorough-fare was
voted down by the City. Can they change something that was voted down by the City?
Parking
6. Parking- a 75 car lot may take care of current needs. No mention to how many young people will
be driving to this school. However, if they plan for 250 students, both teacher staff and students
will grow to more than what their proposed parking structure will allow for. How do they plan to
accommodate for the increase? You may want to confer with the residents on Jefferson, Gilman
and Noel Way if they want parking on their streets.
Plans for Further Development
7. St. Ambrose talks about expansion for sports areas (Soccer, Football, Track/Field). There is no
available space for this. They also noted Cafeteria space. Where is that to fit since it’s not on the
plan. They also mention adding two acres of land. (Initial proposal to City-three to five acres).
Where? Is this current or just from previous proposals? They asked to buy the space behind the
current cemetery, however, that area is earmarked by the Church for future cemetery expansion.
This covers my initial thoughts and questions. I hope their won’t be more as this progresses. I’ve
watched your work on other projects and you seem thorough and protective of the community. I hope
these help you in your process.

Thank you,
Bill Paar
6835 Cross Country Road
845-8569
bill.paar@yahoo.com

From: Tim Parker
Sent: Thursday, July 23, 2020 6:08 PM
To: Katherine Holt
Subject: St. Ambrose
Katherine,
Please distribute this to planning commissioners.
We are Tim and Debbie Parker, 111 Noel Way, Verona. We will be on vacation with our family during the
August 3rd planning council meeting.
We are strongly opposed to the St. Ambrose project as it is currently proposed.
The parking in the plan is totally inadequate which will lead to a flood of young drivers on our
neighborhood streets. The math is simple. The building is designed to hold 150+ students with a possible
expansion to 250 students. They have a student teacher ratio of 8:1 and undoubtably a non-teacher
staff. To me, that means they currently need 180 spots and vacant land to accommodate another 120
spots for the future. The 75 proposed spots is only 25% of what they really need.
For years Verona has struggled with on street parking and young drivers near the high school. Now that
we are solving that problem by moving the school, we should not create a new problem across the
street for another school.
We suspect St. Ambrose will say that the school is designed for grades 6 to 12, so not every student will
drive themselves, but St. Ambrose is rapidly growing and evolving. Over the last 17 years they’ve grown
1200% from 10 students to 120. Who’s to say that they won’t get bigger evolve into an all high school?
We also suspect St. Andrews will say that they can “share” parking with St. Andrews church, but they are
separate entities. I doubt that the city of Verona would allow a new store to be built downtown with
little parking under the assumption that their customers could park in the Miller’s parking lot.
I can remember in the early 90s when the city required AgSource (then called Wisconsin Dairy Herd
Improvement Cooperative) to have 70% more parking spots at it’s new building than they currently had
employees, so it’s not at all unreasonable or without preconditions event for the city to require St.
Ambrose to provide the parking now for future possibilities.
We say no to St. Ambrose without adequate parking.
Thank you,
Tim and Debbie Parker

From:
To:
Subject:
Date:

Adam Sayre
Katherine Holt
FW: Regarding Aug 3rd Plan Commission Mtg
Tuesday, July 28, 2020 8:27:38 AM

FYI.

Adam Sayre, AICP
City Administrator
City of Verona
111 Lincoln St.
Verona, WI 53593
Phone: (608) 848-9941
adam.sayre@ci.verona.wi.us
From: Katie Christensen
Sent: Monday, July 27, 2020 8:56 PM
To: Sarah Gaskell; Katie Kohl
Subject: Regarding Aug 3rd Plan Commission Mtg

Ms. Kohl and Ms. Gaskell,
I wanted to speak up about the proposal of St. Ambrose Academy on N. Main St. I'm
not completely sure what part our aldermen play in the Plan Commission, but
hopefully you can represent me as appropriate at the Aug 3rd meeting or pass along
my input.
I am highly in favor of St. Ambrose Academy building on that site. Not only because I
hope to send my own children there in the future, but because I think the school will
be a great asset for the Verona community. The school aims to educate their 6-12th
graders as critical thinkers to be conscientious members of their communities. The
students that attend SAA are a respectful bunch and I'm sure the school will direct
and encourage good stewardship of their new property, neighborhood,
and community. In addition, the students participate in two service days per year and
would likely be directly giving back to the community.
I know there's a bit of unhappiness from some in Verona about the site St. Ambrose is
proposing, but I really think the good that the school brings will outweigh any
inconveniences that may arise.
Thank you for listening,
Katie Christensen
745 Rovalia Dr

Received 7/22/20

PETITION

As residents in the neighborhood east of the st. Andrew property, we

feel very strongly that the Saint Ambrose School is not compatible with
this established community. We have been completely ignored and
have received no information except by word-of-mouth the past recent
dates. The parking problem is being completely ignored. Parking as
indicated on the current plan is completely inadequate to do anything
except force large contingents of vehicles to park all day on our streets.
The high speed of young drivers in a neighborhood that was established
without sidewalks creates many opportunities for tragedies. All ages of
people, including young children, are walking or biking in the streets at
all times.
We also think it is reckless to add any access drives into the land off
Highway M. Dane County has already communicated that to the Saint
Ambrose peopl e. We should do the same and veto this oroiect.
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