City of Verona
Minutes
Plan Commission
November 4, 2019
1. Call to Order: Luke Diaz called the meeting to order at 6:30 p.m.
2. Roll Call: Mike Bare, Luke Diaz, Sarah Gaskell, Pat Lytle, Scott Manley and Beth Tucker Long
were present. Also present: City Administrator Adam Sayre; Community Development
Specialist Katherine Holt; Economic Development Manager Dayna Sarver; City Attorney Bryan
Kleinmaier; and AECOM Engineer Carla Fischer. Steven Heinzen was absent and excused.
3. Minutes: Motion by Manley, seconded by Tucker Long, to approve the October 7, 2019 Plan
Commission Minutes. Motion carried 6-0.
4. Discussion & Possible Action – Certified survey map to combine Lots 1 and 2 in the Kettle
Creek Subdivision into one (1) lot.
Holt presented the Staff report. In June of 2017, a certified survey map (CSM) was approved to
split lot 111 of the Kettle Creek Subdivision into two (2) lots. The Applicant is now proposing a
certified survey map (CSM) to combine lots 1 and 2 at 1051 and 1053 Tamarack Way into one
(1) lot for a Twin house. The existing parcel is zoned Mixed-Residential (MR). The proposed
CSM meets the City’s Zoning Ordinance requirements.
Manley asked why the Applicant has requested combining these lots after splitting them just a
short time ago.
Sayre replied that when the properties were split, the taxes on the properties increased
considerably more than the Applicant anticipated.
Motion by Tucker Long, seconded by Bare, to recommend to the Common Council to approve a
certified survey map to combine Lots 1 and 2 in the Kettle Creek Subdivision into one (1) lot.
Motion carried 6-0.
5. Public Hearing – Precise implementation plan (PIP) amendment for façade changes to the
building at 118 South Main Street.
Holt presented the Staff report. The Applicant is requesting a precise implementation plan
amendment to allow improvements to the building and the building façade at 118 South Main
Street. Improvements include changing colors on the building façade, improving the roof and
installing other improvements as required by the Zoning Ordinance.
Sayre explained the precise implementation plan process. The motion by the Plan Commission
would be a recommendation to the Common Council.
Motion by Diaz, seconded by Tucker Long, to open the public hearing at 6:36 p.m. Motion
carried 6-0.
Karen Schnurer, 402 Todd Street, Verona, spoke in opposition to the proposed Goodwill store
at 118 South Main Street. She asked what would be the tax consequences of adding another
non-profit organization to the community, and how the addition of Goodwill in this building will
reconcile with the concerns expressed by the Common Council regarding a previous Applicant’s
delivery trucks blocking Park Lane.
Dan Sisel, Vice President of Berengaria Development LLC, spoke representing Goodwill of South
Central Wisconsin. He stated there will be a significant investment and commitment by
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Goodwill; not only to this store, but to the community as a whole. Because Goodwill will be
leasing this property from a landlord, full property taxes will be paid to the City. In addition, the
company plans to create 25 – 30 jobs at the Verona location, all of which will contribute to the
tax base. Starting wages range from over $9.00 to over $11.00 per hour. Regarding trucks
potentially blocking the street, the company intends to modify the building to allow for the
trash compactor to be placed inside the building, versus outside the building, as is the case for
most retail stores. Loading of product will be served by a box truck, which will likely not be
parked at the store for more than an hour at a time.
Motion by Lytle, seconded by Bare, to close the public hearing at 6:46 p.m. Motion carried 6-0.
a. Discussion & Possible Action – Precise implementation plan (PIP) amendment for façade
changes to the building at 118 South Main Street.
Holt stated modifications to the building include adding blue accent bands, painting the
existing diamond shapes on the building blue, repainting the building, installing gooseneck
lighting near the entry doors, adding a door for donation drop-offs, installing bike racks,
landscaping of the fenced area along Main Street, and restriping the parking lot and
pedestrian walkway to South Main Street. These updates require precise implementation
plan approval. Without the façade and other exterior building modifications, a building
permit issued by the City’s building inspector would be the only requirement for interior
modifications and repairs, and the precise implementation plan would not be required.
The Applicant has worked with Staff to modify their plans, including moving the trash
compactor from outside the building to inside, and using smaller trucks for loading.
Gaskell asked if the trucks will extend over the sidewalk while loading and unloading.
Sayre replied there is potential for the truck servicing the trash compactor to extend over
the sidewalk. The loading truck will be parked along the street in the same way that trucks
delivering to Miller & Sons park on Park Lane.
Lytle asked for the operating hours of the donation vestibule.
Holt replied it will operate during the same hours as the rest of the building.
Gaskell asked if the City’s police department will be responsible for enforcing code
violations caused by people dropping off items at the store after hours.
Sayre replied Staff are not aware of any issues of this kind at the St. Vincent de Paul store,
and do not anticipate problems at the proposed Goodwill store. If it does become a
problem, it may require some modifications to the way the store secures and monitors the
drop-off area.
Sisel stated the donation entry is not a drop-off. The donation vestibule is located where it
is to offer the donor a donation experience, versus placing the donation area in the back of
the building next to the trash dumpster.
Gaskell stated she has received many negative comments from constituents regarding a
Goodwill store locating on this property, and asked why Verona was chosen for location of
a Goodwill store.
Sisel replied because Verona is an inclusive community. This is a growing community with
great donor potential.
Gaskell asked Sisel if he believes Verona can accommodate two second-hand stores.
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Sisel replied they operate a store in Stoughton, where a St. Vincent de Paul store is also in
place, and both stores are doing well. That store was opened using the same metrics that
were used in determining the viability of the Verona location.
Gaskell asked about the company’s full and part-time employment opportunities and
benefits.
Vicki Holschuh, CEO of Goodwill of South Central Wisconsin, replied there are full-time
positions available at both management and entry levels. Goodwill helps people build their
skills using the store and donation center platform.
Gaskell stated the Applicant has met all the conditions, but this is the single issue that has
garnered the most negative comment in her time as an Alderperson. She recommended
that the Applicant be prepared to address the company’s public image in the community.
Manley stated the most consistent theme of concern he has heard from community
members is that this is not the best location for a Goodwill store. The downtown corridor is
more suited for entertainment and destination-type businesses.
Diaz stated he is skeptical about how traffic and blockage of the sidewalk will be handled.
Sayre replied this is a retail business proposing to occupy a building that was previously
occupied by a retail business. There are no parking requirements in the downtown. The
Applicant has indicated that the loading trucks will likely be in place for no more than an
hour, which is consistent with the loading patterns for Miller & Sons. Staff has no concerns
with the traffic access or drop-off.
Gaskell asked for the length of the proposed lease on this building.
Sisel replied the building is in a state of substantial disrepair. An investment of over a
million dollars will have to be made to repair the building. The lease with Goodwill would
match the industry standard of 5-10 years because of the amount of investment involved.
Tucker Long asked if the Goodwill store in Fitchburg was included in the market study for
Verona.
Sisel replied it was. That store is in a different demographic market.
Lytle stated he has received a good deal of feedback on this item. The obvious concern
about not contributing to the tax base has been addressed. This building is currently an
eyesore in our downtown. According to the City’s process for approving new businesses, he
has trouble finding fault with what the Applicant has provided. He understands that
community members may not envision a Goodwill store in Verona’s downtown, but from a
Plan Commission standpoint, he is struggling to find a reason not to recommend approval
of the PIP amendment.
Tucker Long asked what will happen if the Plan Commission does not approve the PIP
amendment.
Sayre asked what else the Plan Commission would put in this location if this use is not
approved. The downtown plan has this building remaining where it is. He has spoken
seriously with three to five developers interested in this property in the last two years.
They have had a difficult time making the numbers work because of the size and condition
of the property. It is difficult to redevelop this property on its own. The proposed use of
this building is allowed by right. The Applicant could come in, repair the interior of the
building, and move in without the approval of the Plan Commission or Common Council.
The only reason this item is before the Plan Commission is because of the proposed
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improvements and modifications to the exterior of the building. If you take the name out of
it, it is the same use that was there two years ago. This is an opportunity to fill that space.
Manley stated he does not believe the City should expect there to be any significant infill
development on this site. However, he continues to believe that this is the wrong location
for this business.
Gaskell stated the degraded condition of the property makes it unaffordable for the
businesses that most people would like to see occupy that space. She advised the Applicant
again to be aware that there will have a public relations issue to overcome.
Motion by Gaskell, seconded by Tucker Long, to recommend to the Common Council to
approve a precise implementation plan (PIP) amendment for façade changes to the
building at 118 South Main Street.
Diaz stated he would like the owner to consider a different use for this property.
Diaz called for a roll call vote. On roll call: Commissioner Tucker Long – Aye; Commissioner
Manley – Nay; Commissioner Bare – Aye; Mayor Diaz – Nay; Alderperson Gaskell – Aye;
Commission Lytle – Aye. Motion carried 4-2.
6. Public Hearing – General development plan (GDP) for a planned unit development (PUD) and
zoning map amendment for the Whispering Coves Subdivision to be located in the North
Neighborhood south of County Highway PD, west of County Highway M, and north of Kettle
Creek North. The proposed GDP would allow for the construction of 209 single-family
detached residential units and 50 condominium residential units on 170-acres. The zoning
map amendment would rezone 46.621-acres to Public Institutional (PI), 76.429-acres to
Neighborhood Residential (NR), 14.1-acres to Suburban Commercial (SC), and 7.5-acres to
Urban Residential (UR).
Motion by Diaz, seconded by Gaskell, to open the public hearing at 7:27 p.m. Motion
carried 6-0.
There were no comments from the public.
Motion by Bare, seconded by Tucker Long, to close the public hearing at 7:28 p.m. Motion
carried 6-0.
Sayre explained items 6.a. through 6.d. involve the Whispering Coves Subdivision. There will be
a variety of conditions on each of the motions. The property is 200 acres in size, bounded on
the east by County Highway M (CTH M) and on the north by County Highway PD (CTH PD).
A robust trail system runs both east/west and north/south through the property. Morningside
Boulevard on the east side of the property is a shared public road that is split between the
Midthun property to the south, and the Endres and Dreger properties to the north. The
northern 50 feet of Morningside Boulevard will be annexed from the Town of Verona to the
City. One of the requirements of the neighborhood plan is to have true east/west and
north/south road orientation. That requirement has been met. All streets have five to six-foot
wide public sidewalks surrounding them. There is also a 10-foot wide public grass path along
the stormwater pond. The Applicant is requesting an exemption to the side yard setback
requirements to allow for 8-foot side yard setbacks. Staff has no concerns with the exemption.
The plan also requires a school site, which is located on the northeast side of the property.
The Forestry and Parks Commission has recommended that the natural conservancy park on
the southeast side of the property be dedicated as a public park. Green spaces have also been
included along the trail system. The Applicant will construct a pump station to pump the water
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from the closed stormwater basin. Staff has no concerns with the stormwater management
plans for this property.
Conditions to the approval of the final plat, general development plan, and zoning map
amendments include the following:
1. Each shall become effective upon annexation of the 2.325 acres of land for
Morningside Boulevard.
2. Each shall become effective upon the execution of a development agreement.
3. Each shall become effective upon execution of the Morningside Boulevard road
agreement.
4. For the property zoned UR, the property owner shall install and maintain a multi-family
notification sign as outlined in the City’s Residential Development Policy.
Conditions to the approval of the annexation of land to be used for right-of-way for
Morningside Boulevard include the following:
1. All fees associated with the annexation and the Morningside Boulevard road
agreement including legal, engineering, etc. shall be paid.
2. The annexation shall become effective upon the City acquiring the property.
Lytle asked what kind of activities will take place in the natural conservancy area.
Sayre replied passive recreation such as hiking and walking will take place in that area.
Bare asked how the process will work for changing the zoning for the school site.
Sayre replied the zoning will remain as Rural Agricultural (RA) until the school district makes a
decision in the next couple of years about whether or not they want to build a school there. If
they decide to move forward with building a school on the property, it will be rezoned as part
of the site plan process.
Bare asked if Staff has had conversations with the school district regarding their consideration
of this site as a school location.
Sayre replied he believes they are still interested in purchasing the property, but ultimately
that would be decided by referendum.
Bare asked the same question of the Applicant.
Ron Henshue, Forward Development Group, replied there have been no meaningful
conversations with the school district in the last four to five months. When the district went
through the redistricting process this spring, an additional elementary school in the southeast
section of the City was discussed.
Manley asked what playground/recreational equipment will be included in the parks, and
where it will be placed.
Henshue replied the equipment will be distributed throughout the development. The idea of
the linear park is to provide numerous spots for recreation and relaxation. The items listed in
the project plan are ideas for the Forestry and Parks Commission to consider.
Diaz stated he likes the natural conservancy and trails in this project. He also thanked the
developer for working with City Staff on stormwater management solutions.
a. Discussion & Possible Action – Final Plat for the Whispering Coves Subdivision to create
214 lots and 29 outlots south of County Highway PD, west of County Highway M, and
north of the Kettle Creek North Subdivision.
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Motion by Gaskell, seconded by Manley, to recommend to the Common Council to approve
a final plat for the Whispering Coves Subdivision to create 214 lots and 29 outlots south of
County Highway PD, west of County Highway M, and north of the Kettle Creek North
Subdivision, with the conditions listed by the City Administrator. Motion carried 6-0.
b. Discussion & Possible Action – General Development Plan (GDP) for a planned unit
development (PUD) to be located in the North Neighborhood south of County Highway
PD, west of County Highway M, and north of Kettle Creek North subdivision that would
allow for the construction of 209 single-family detached residential units and 50
condominium residential units on 170-acres.
Motion by Bare, seconded by Gaskell, to recommend to the Common Council to approve a
general development plan (GDP) for a planned unit development (PUD) to be located in the
North Neighborhood south of County Highway PD, west of County Highway M, and north
of Kettle Creek North subdivision that would allow for the construction of 209 single-family
detached residential units and 50 condominium residential units on 170-acres, with the
conditions listed by the City Administrator and stated in the Plan Commission packet.
Motion carried 6-0.
c. Discussion & Possible Action – Zoning map amendment for the Whispering Coves
Subdivision to rezone 46.621-acres to Public Institutional (PI) and 76.429-acres to
Neighborhood Residential (NR) located in the North Neighborhood south of County
Highway PD, west of County Highway M, and north of Kettle Creek North subdivision.
Motion by Manley, seconded by Gaskell, to recommend to the Common Council to approve
a zoning map amendment for the Whispering Coves Subdivision to rezone 46.621-acres to
Public Institutional (PI) and 76.429-acres to Neighborhood Residential (NR) located in the
North Neighborhood south of County Highway PD, west of County Highway M, and north
of Kettle Creek North subdivision, with the three conditions listed in the Staff Report.
Motion carried 6-0.
d. Discussion & Possible Action – Zoning map amendment to rezone 14.2-acres of Block 1,
Lot 1 of the Whispering Coves Subdivision abutting County Highway M from Rural
Agriculture (RA-35) to Suburban Commercial (SC) and zoning map amendment to rezone
7.5-acres of Block 2, Lot 2 of the Whispering Coves Subdivision from Rural Agriculture
(RA-35) to Urban Residential (UR).
Motion by Tucker Long, seconded by Manley, to recommend to the Common Council to
approve a zoning map amendment to rezone 14.167 acres of Block 1, Lot 1 of the
Whispering Coves Subdivision abutting County Highway M from Rural Agriculture (RA-35)
to Suburban Commercial (SC) and zoning map amendment to rezone 7.521 acres of Block
2, Lot 2 of the Whispering Coves Subdivision from Rural Agriculture (RA-35) to Urban
Residential (UR), with the conditions listed in the Staff packet. Motion carried 6-0.
e. Discussion & Possible Action – Annexation of 2.325-acres of land to be used for right-ofway for Morningside Boulevard in the Whispering Coves Subdivision.
Motion by Lytle, seconded by Tucker Long, to recommend to the Common Council to
approve the annexation of 2.325-acres of land to be used for right-of-way for Morningside
Boulevard in the Whispering Coves Subdivision, with the conditions as stated in the Staff
Report. Motion carried 6-0.
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7. Discussion – Housing Affordability Report presentation
Sarver presented an overview of the 2019 Housing Affordability and Fee Report. Compared to
other Dane County municipalities, Verona is in the average range for fees. In 2012, the City
approved a residential development policy which targets a ratio of 75% single-family to 25%
multi-family, with a limit of 50 multi-family units constructed per year. The total number of
new dwelling units needed in Verona by 2030 is 1,223, if Verona chooses to remain consistent
with the current housing mix of 66% single-family and 34% multi-family units.
The U.S. Department of Housing and Urban Development (HUD) defines affordable housing as
units for which occupants are paying no more than 30% of their income for gross housing costs,
including utilities. There are two components of affordable housing; subsidized and naturally
occurring. Subsidized housing includes housing for which the rent or price of the unit is reduced
through a government program, or housing that is owned by a non-profit or government
agency. Naturally occurring affordable housing units are generally smaller, older, and of lower
quality.
Manley stated that he takes issue with the characterization that housing is either affordable
because it is subsidized or because it is poor housing stock, with nothing in between.
Bare explained the Naturally Occurring Affordable Housing (NOAH) definition of affordability is
a measure of Area Median Income (AMI), not a particular household’s income.
Diaz stated as a community we should be working toward providing affordable housing of good
quality.
Gaskell stated in Verona, what is defined as attainable housing starts at $300,000. Homes that
are considered affordable are generally 50 years old or older; many of which have not been
updated since they were built.
Sarver continued, explaining that 58% of homes in Verona are affordable for families of four
with household incomes at less than 100% of AMI. Only 18% are affordable for single person
households. She listed several possible strategies to consider for helping reduce housing and
development costs.
Discussion followed regarding ways in which the City can reduce the cost of new developments
as land and construction costs continue to rise.
8. Reports and comments from the Planning Department
a. Update on development projects
9. Reports and comments from the Plan Commissioners
None
10. Adjournment
Motion by Bare, seconded by Gaskell, to adjourn at 8:48 p.m. Motion carried 6-0.
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