City of Verona
Plan Commission Meeting Agenda
City Hall – 111 Lincoln Street
Verona, WI 53593-1520
Monday – February 4, 2019 – 6:30 P.M.
www.ci.verona.wi.us

1. Call to Order
2. Roll Call
3. Approval of minutes from the January 7, 2019 Plan Commission Meeting.
4. Discussion & Possible Action – Certified survey map to divide Lot 219 of the
Cathedral Point Subdivision in two (2) lots.
5. Discussion & Possible Action – Certified survey map to divide Lot 220 of the
Cathedral Point Subdivision in two (2) lots.
6. Discussion & Possible Action – Certified survey map to divide Lot 221 of the
Cathedral Point Subdivision in two (2) lots.
7. Discussion & Possible Action – Site plan review for the Madison Area Youth
Soccer Association to construct a synthetic playing field and field improvements
at Reddan Soccer Park located at 550 Cross Country Road.
8. Discussion & Possible Action – Initial Precise Implementation Plan (PIP)
amendment review for a proposed 67,148 square foot Festival Foods grocery
store to be located at 660 Hometown Circle.
9. Discussion & Possible Action – Preliminary plat for Whispering Coves to create
255 lots located west of County Highway M and south of County Highway PD.
10. Reports and comments from the Planning Department
a. Discussion regarding the 2018 housing permit data.
b. Update on development projects.
11. Reports and comments from the Plan Commissioners
12. 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
January 7, 2019
1. Call to Order: Luke Diaz called the meeting to order at 6:32 p.m.
2. Roll Call: Beth Tucker Long, Scott Manley, Luke Diaz, Sarah Gaskell, Steven Heinzen, and Pat
Lytle were present. Also present: Adam Sayre, Director of Planning and Development; Katherine
Holt, Community Development Specialist; Jeff Mikorski, City Administrator; and Carla Fischer
from AECOM. Mike Bare was absent and excused.
3. Minutes: Motion by Manley, seconded by Gaskell, to approve the December 3, 2018 Plan
Commission Minutes. Motion carried 6-0.
4. Public Hearing – Conditional Use Permit amendment to the Epic Systems Corporation Group
Development to allow for the construction of a greenhouse building to be located at 1979
Milky Way.
Epic is requesting a conditional use permit and site plan approval to construct a 3,120 square
foot greenhouse at 1979 Milky Way near the employee garden plots east of Country View Road.
The greenhouse will be used by Epic’s horticulture team. The proposed greenhouse requires site
plan approval and an amendment to Epic’s conditional use permit, which requires approval from
the Common Council.
Motion by Diaz, seconded by Tucker Long, to open the public hearing at 6:32 p.m. Motion
carried 6-0.
There were no public comments.
Motion by Lytle, seconded by Heinzen, to close the public hearing at 6:33 p.m.
Motion carried 6-0.
A. Discussion & Possible Action – Conditional Use Permit amendment to the Epic Systems
Corporation Group Development to allow for the construction of a greenhouse building to
be located at 1979 Milky Way.
Sayre gave a brief overview of the location of the proposed greenhouse from Country View
Road. Epic reconstructed the road to provide greater access to the sight and improve sight
distance. The building meets the zoning requirements for conditional uses.
Diaz really likes the design.
Motion by Tucker Long, seconded by Manley, to recommend to the Common Council
approval of the Conditional Use Permit amendment to the Epic Systems Corporation Group
Development to allow for the construction of a greenhouse building to be located at 1979
Milky Way. Motion carried 6-0.
B. Discussion & Possible Action – Site plan review for Epic Systems Corporation to construct a
greenhouse building at 1979 Milky Way.
Motion by Lytle, seconded by Heinzen, to approve the site plan for Epic Systems Corporation
to construct a greenhouse building at 1979 Milky Way. Motion carried 6-0.
5. Public Hearing – Replat for the Kettle Creek North subdivision.
Lands located within the Kettle Creek North subdivision that were previously dedicated to the
public for park purposes and public right-of-way are proposed to be replatted in order to
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accommodate a stormwater management facility, a realignment of public right-of-way, and
other land for park purposes.
Sayre gave a brief overview of a 2016 plat that needs to be replatted due to the stormwater
pond. A Class 3 public hearing notice is required for this.
Motion by Diaz, seconded by Manley, to open the public hearing at 6:38 p.m.
Motion carried 6-0.
There were no public comments.
Motion by Manley, seconded by Tucker Long, to close the public hearing at 6:38 p.m.
Motion carried 6-0.
A. Discussion & Possible Action – Replat for the Kettle Creek North subdivision to create 33
single-family lots, 2 outlots, and dedicate lands for the future realigned roadways within
the plat.
Sayre gave an overview of the staff report. This was a project approved in 2016. The original
plat contained 174 lots and 4 outlots in the Neighborhood Residential (NR) zoning district.
The plat needs to be modified to include a permanent stormwater pond on the property.
The applicant is creating 33 lots. Accommodating the stormwater pond resulted in a
reduction of roadway dedication and the loss of 10 lots. The City would vacate a small
portion of parkland and gain approximately 6,000 square feet of parkland. The last replat
the City approved was for Epic and included the dedication and vacation of parkland. The
parkland vacation must be filed with Dane County Circuit Court after being conditionally
approved by the Common Council.
Heinzen asked for an update on the proposed development to the north and how will these
properties interact or align with each other.
Sayre replied that Hemlock Drive will extend to the other development. Forward
Development Group (FDG) has a storm water management pond north of Kettle Creek
North storm water pond. It fits well except that Windrift Way will not extend into the FDG
property.
Lytle stated this developer wasn’t attempting to get rid of parkland to get storm water into
the site. We should hold other developers to this idea.
Motion by Manley, seconded by Heinzen, to recommend to the Common Council to approve
the replat for the Kettle Creek North subdivision to create 33 single-family lots, 2 outlots,
subject to Dane County Circuit Court vacating the portion of the plat included the replat and
and including the portion dedicated to the public. Motion carried 6-0.
Diaz asked how confident we are in the ability to handle the storm water.
Fischer replied that this is a low area that the water already goes towards. The plat meets all
of the City’s standards. Staff thought about requiring a higher infiltration stand, but the
state standards are required to be met. There are ways to do an interconnection of storm
water management.
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Gaskell stated that we need to look into better storm water management regulations. We
should be designing to a higher standard.
6. Public Hearing – Zoning map amendment to rezone multiple parcels located within the Kettle
Creek North Plat from their current classifications.
Certain lands will be rezoned from Neighborhood Residential (NR) to Public Institutional (PI),
while other lands will be rezoned from PI to NR. The proposed zoning map amendment will
allow for the realignment of previously platted public right-of-way, for land dedicated to the
public for park purposes to be realigned within the subdivision, to allow for the construction of
single-family homes, and to allow for the construction of a storm water management facility.
Sayre stated that rezoning for the correct property lines with the correct lots requires a public
hearing and the Plan Commission makes a recommendation to the Common Council.
Motion by Diaz, seconded by Heinzen, to open the public hearing at 6:51 p.m.
Motion carried 6-0.
There were no public comments.
Motion by Gaskell, seconded by Lytle, to close the public hearing at 6:51 p.m.
Motion carried 6-0.
A. Discussion & Possible Action – Zoning map amendment to rezone multiple parcels located
within the Kettle Creek North Plat from their current classifications to Neighborhood
Residential and Public Institutional.
Sayre stated that the applicant is looking at rezoning the residential family lots to NR and
outlots 6 & 7 to PI. Staff recommends approval of the rezoning map amendment to rezone
parcels of the Kettle Creek Subdivision to NR and PI.
Motion by Lytle, seconded by Heinzen, to recommend to the Common Council to approve
the rezoning map amendment to rezone parcels of the Kettle Creek Subdivision to
Neighborhood Residential and Public Institutional. Motion carried 6-0.
7. Discussion & Possible Action – Certified survey map to create three (3) lots for the Sugar Creek
Commons development located at the southwest corner of West Verona Avenue and Legion
Street.
Sayre gave a brief overview of the location. The CSM was approved less than a year ago. The
reason to remove the lot line is due to building codes. The Applicant will combine Lots 2 and 3
into one Lot.
Tucker Long asked why we had two lots from the beginning.
Sayre replied that there are two different buildings that shared an underground parking garage.
At times, two separate lots can be helpful from a lending/financial stand point.
Gaskell clarified that the buildings have not changed and are visually two separate buildings.
Motion by Heinzen, seconded by Lytle, to recommend to the Common Council to approve the
Certified Survey Map to create three (3) lots for the Sugar Creek Commons development located
at the southwest corner of West Verona Avenue and Legion Street. Motion carried 6-0.
8. Discussion – Concept review for a proposed community information sign for the Verona Area
School District to be located south of West Verona Avenue, east of West End Circle, north of
Half Mile Road, and west of Nine Mound Road.
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Sayre described the property that the City owns. When the City acquired the land from the
Wisconsin Department of Transportation (WisDOT), the conditions were that no commercial or
industrial development can occur, there will be no advertising signs unless community oriented
signs, and the land must remain in public use. The Verona Area School District is looking to put a
community sign in this area. By code, this requires a conditional use permit and also a property
use agreement. This is an initial concept review for the Plan Commission and will go to the
Common Council for the same review.
Originally, the applicant proposed the sign in the right-of-way. The sign will be 16 feet tall, and
has a lot of grade from West Verona Avenue. West End Circle is 8 feet above the location of the
sign.
Three different types of utilities are located in the area the applicant is looking at putting the
sign. Storm water pipe would go under the sign. A workable solution would be to extend the
pipe. An 8-inch sanitary pipe is located in the same area. The sign would straddle the pipe. The
City would require televising of the pipe and stringent language that the City would not be liable
if something happened to the sign during maintenance work on the pipe.
The design of the sign is 16 feet tall using bricks that are the same as the high school. There is a
significant amount of grade dropping into the site. A portion of the sign will include an electronic
message center and it will be managed by Verona Area School District (VASD). Other signs were
approved recently in the area for the Steve Brown Apartments. The Erbach property is for sale
and would most likely want a sign, too.
Tucker Long asked if the retail section for West End was approved to put a sign close to the road
and if you could see it from Market 5.
Sayre replied that the approval for the buildings is 10 to 15 feet away from West Verona
Avenue. The VASD sign would be back about 80 feet from West Verona Avenue.
Gaskell asked if there was any information on what kind of visual information will be posted.
Sayre replied that the City cannot regulate content, but messages can change every 30 seconds
and cannot flash.
Tucker Long asked if there was another plan if this spot is not approved.
Hans Justeson from JSD Professional Services replied that there is not another option at this
time. They already proposed one location, but it was challenging. They worked with staff to
come up with this location.
Lytle stated that this piece of property doesn’t have a future for use due to the utilities. It isn’t
useful for people coming from the west to see the sign as you would pass the school and miss
the information. He asked if there were any plans for signs on the west.
Justeson replied that there aren’t plans for signs at this time.
Lytle asked if the sewer from the school would be connecting with the line under the sign or
elsewhere.
Sayre answered that the school would not tie into this area for lines. However, turn lanes and
other road improvements could use this area.
Manley asked if this sign were to straddle the 8 inch pipe with 5.5 feet between the two pillars is
that enough room to make a repair to a pipe.
Justeson replied that it is not an ideal situation, but it could be done with a small backhoe.
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Manley stated that it is decent looking sign. The brick matching may not be needed as it is far
away from the school. It could be stone.
Tucker Long asked how the conduit will reach the sign and if we have signs like this for other
schools.
Justeson replied that the Erbach trust has a 10 ft. wide easement with VASD.
Sayre replied that we do not have anything except the blue signs for the other schools.
9. Discussion & Possible Action – East Neighborhood Study
Sayre is looking for an okay from the Plan Commission to start work on the East Neighborhood
project. This study would involve the Town of Verona and the Joint Town/City Committee. The
Town has long term concerns for this area. This area abuts Fitchburg. This project doesn’t have a
timeline, but Staff does want to tackle uses for this area.
Diaz stated that this is a good idea to do this. He thinks that making sure the traffic is distributed
well and designed with people who want to travel with bike or pedestrians in mind would be
good.
Tucker Long stated that including Town of Verona is a good idea from the start.
Heinzen stated that one or two properties have a manure pit in that area.
Sayre replied that the owners are closing the pit and working with Department of Natural
Resources to clean it out.
The consensus of the Commission was to proceed with the East Neighborhood study.
10. Reports and comments from the Planning Department
a. Update on development projects.
•

Festival Foods will be starting to build in 2019.

•

The current construction on Whalen Road is for Well #6.

11. Reports and comments from the Plan Commissioners
There were no reports or comments from the Plan Commissioners.
12. Adjournment
Motion by Manley, seconded by Tucker Long, to adjourn at 7:26 p.m. Motion carried 6-0.
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Planning Report
City of Verona
Plan Commission 2-4-2019

Veridian CSM
Certified Survey Maps

Summary: The Applicant has submitted as three (3) certified survey maps (CSM) to
split lots #219, 220, and 221 of the Cathedral Point into six (6) lots. The
proposed CSM’s will create Twin Houses on each lot.
Property Location: 603/615, 627/639, and 641/653 East Chapel Royal Drive
Property Owner:

MREC VH Cathedral Point LLC
6801 South Towne Dr.
Madison, WI 53713

Applicant:

Same

Existing Zoning:
Existing Land Use:
Proposed Land Use:

Mixed-Residential (MR)
Two-family dwelling
Same
Location Map

U.S. Hwy. 18/151

Steeple Point Way

E. Chapel Royal Dr.

Purple Cow Property

Certified Survey Map
Veridian Property

CSM Review:
The Applicant is proposing three (3) certified survey maps (CSM) to split lots 219, 220,
and 221 of the Cathedral Point Subdivision. Each lot would be split into two (2) lots. The
proposed land division will create a Twin House on each lot which is defined by the City
of Verona Zoning Ordinance as a “single-family dwelling which is attached on one-side
to another single-family residence…the two residences may or may not be located on
individual lots”. The existing parcels are zoned Mixed-Residential (MR), which is the
City’s two-family zoning district. The buildings are currently under construction and the
proposed CSM’s will not change the structure but simply allow for a future ownership
change.
The MR zoning district allows twin houses which shall meet the following requirements:
•
•
•
•

A minimum one-hour fire separation must existing between the units;
Individual sanitary sewer and water service must exist between the units;
Both parcels shall have a 10,000 square feet between 2 lots sharing a twin
house, with one lot allowed to be as small as 4,000 square feet; and
Corner parcels must have 80-feet of width, and interior lots must have 35-feet of
width.

The proposed CSM meets the City’s Zoning Ordinance requirements.
Shared Wall Agreement:
The two (2) units within the building will be owned by separate owners. Similar to
previously approved CSM’s for twin houses, Staff recommends that a shared wall
agreement be recorded against each unit as a condition of approval. The intent of this
agreement is to proactively address possible maintenance issues between the two (2)
lots that will be sharing the wall.

Recommendation:
Staff recommends the following Plan Commission actions:
1. Recommend that the Common Council approve the certified survey map to split
lot #219 of the Cathedral Point Subdivision into two (2) lots with the following
condition:
•

A shared wall agreement shall be recorded with the Dane County Register of
Deeds.

2. Recommend that the Common Council approve the certified survey map to split
lot #220 of the Cathedral Point Subdivision into two (2) lots with the following
condition:
•

A shared wall agreement shall be recorded with the Dane County Register of
Deeds.
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Certified Survey Map
Veridian Property

3. Recommend that the Common Council approve the certified survey map to split
lot #221 of the Cathedral Point Subdivision into two (2) lots with the following
condition:
•

A shared wall agreement shall be recorded with the Dane County Register of
Deeds.

Prepared by:

Katherine Holt
Community Development Specialist

Submitted by: Adam Sayre, AICP AS
Director of Planning & Development
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CERTIFIED SURVEY MAP

LOT 219, CATHEDRAL POINT, LOCATED IN THE NE1/4 OF THE NE1/4
SECTION 27, T6N, R8E, CITY OF VERONA, DANE COUNTY, WISCONSIN
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SECTION 27, T6N, R8E, CITY OF VERONA, DANE COUNTY, WISCONSIN

CERTIFIED SURVEY MAP

LOT 220, CATHEDRAL POINT, LOCATED IN THE NE1/4 OF THE NE1/4
SECTION 27, T6N, R8E, CITY OF VERONA, DANE COUNTY, WISCONSIN
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CERTIFIED SURVEY MAP

LOT 220, CATHEDRAL POINT, LOCATED IN THE NE1/4 OF THE NE1/4
SECTION 27, T6N, R8E, CITY OF VERONA, DANE COUNTY, WISCONSIN

CERTIFIED SURVEY MAP

LOT 220, CATHEDRAL POINT, LOCATED IN THE NE1/4 OF THE NE1/4
SECTION 27, T6N, R8E, CITY OF VERONA, DANE COUNTY, WISCONSIN

CERTIFIED SURVEY MAP

LOT 220, CATHEDRAL POINT, LOCATED IN THE NE1/4 OF THE NE1/4
SECTION 27, T6N, R8E, CITY OF VERONA, DANE COUNTY, WISCONSIN

CERTIFIED SURVEY MAP

LOT 220, CATHEDRAL POINT, LOCATED IN THE NE1/4 OF THE NE1/4
SECTION 27, T6N, R8E, CITY OF VERONA, DANE COUNTY, WISCONSIN
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LOT 220, CATHEDRAL POINT, LOCATED IN THE NE1/4 OF THE NE1/4
SECTION 27, T6N, R8E, CITY OF VERONA, DANE COUNTY, WISCONSIN
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CERTIFIED SURVEY MAP

LOT 220, CATHEDRAL POINT, LOCATED IN THE NE1/4 OF THE NE1/4
SECTION 27, T6N, R8E, CITY OF VERONA, DANE COUNTY, WISCONSIN

CERTIFIED SURVEY MAP

LOT 220, CATHEDRAL POINT, LOCATED IN THE NE1/4 OF THE NE1/4
SECTION 27, T6N, R8E, CITY OF VERONA, DANE COUNTY, WISCONSIN

CERTIFIED SURVEY MAP

LOT 220, CATHEDRAL POINT, LOCATED IN THE NE1/4 OF THE NE1/4
SECTION 27, T6N, R8E, CITY OF VERONA, DANE COUNTY, WISCONSIN

CERTIFIED SURVEY MAP

LOT 220, CATHEDRAL POINT, LOCATED IN THE NE1/4 OF THE NE1/4
SECTION 27, T6N, R8E, CITY OF VERONA, DANE COUNTY, WISCONSIN

Planning Report
City of Verona
Plan Commission 2-4-2019

Reddan Soccer Park
Site Plan Review

Summary: The Applicant is requesting a site plan review to add a synthetic field to
Reddan Soccer Park. Improvements proposed include a new soccer
field, team benches, bleacher seating, a digital score board, and press
box.
Property Location: 550 Cross Country Road
Property Owner:

Dane County
210 Martin Luther King Blvd. #114
Madison, WI 53703

Applicant:

Madison Area Youth Soccer Association
Chris Lay – Executive Director
5964 Executive Dr.
Fitchburg, WI 53719

Existing Zoning:
Existing Land Use:
Proposed Land Use:

Public Institutional – Parks
Soccer Park
Soccer Park

Enterprise Drive

North Main Street

Figure 1 – Location Map

Cross Country Road

Site Plan Review
Reddan Soccer Park

Background:
In May of 2013, Madison Area Youth Soccer Association (MAYSA) was approved to
construct a soccer field and medicine facility at the Reddan Soccer Park as part of
Phase 2 of the improvements at the facility. Phase 1 improvements were completed in
2011 and included field lighting, grading, turf rehabilitation, and improved stormwater
management. In addition, the park was annexed to the City in 2012 which coincided
with road improvements to Cross Country Road. The Applicant is requesting site plan
approval to construct a synthetic field and associated field improvements.

Project Description:
The Applicant is proposing to convert an existing lighted grass soccer field into a
synthetic playing field to be used for soccer and lacrosse for Edgewood College as
depicted in Figure 2. Access to the field will continue to be from the existing parking lot
to the north with a ten (10) foot wide concrete walkway to be used by players and
spectators. A press box and team shelters are proposed west of the field. Perimeter
fencing would encircle the field with netting barriers behind the soccer goal areas. The
existing lighting will remain. A public address system would be added as well as shot
clocks and scoreboard.
Edgewood College (“College”) will have
first right of refusal to use this field as it is
planned to host all home field games for
Men’s and Women’s soccer in the fall
seasons with Lacrosse games in the
spring. The College’s games typically
begin no later than 7 p.m. during
weekdays and mid-afternoon on
weekends weather permitting. Practices
could begin as early as 6 a.m. and end as
late as 9 p.m. Typically, attendance for
the College is less than 100 spectators.
However, bleachers could accommodate
up to 500 people during NCAA
tournaments.

Planning Review:
Master Plans:
The City of Verona Comprehensive
Outdoor Recreation Plan (dated 2016)
provides the following on Reddan Soccer
Park:
Figure 2 – Field Location

“Reddan Soccer Park (40.5) acres is
located in the Ice Age Trail Junction
Area north of Badger Prairie County Park along Cross Country Road.
Facilities owned and operated by the non-profit MAYSA include 16 soccer
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Site Plan Review
Reddan Soccer Park
fields, concessions, restrooms and play equipment. The Ice Age National
Scenic Trail passes through the property as well. Verona plans to explore a
spur to connect Reddan Soccer Park to the City bicycle loop to encourage
alternative methods of transportation” (p. 28).

Enterprise Drive

Staff is in agreement that a connection should be made from Prairie Oaks Drive
to Reddan Soccer Park. Staff will continue to coordinate with the Applicant to
support an off-road connection as the Property develops as depicted in Figure 3.
The solid yellow line indicates the existing path, and the dashed yellow line
shows the planned future path.

Reddan
Soccer
Park

Prairie Oaks Drive

Figure 3 - Path shown in yellow for existing and yellow dashed for proposed.

Bulk Requirements:
The synthetic field will replace an existing soccer field in this location. Setbacks will not
be an issue for the proposed location of the improvements.
Parking/Access:
Parking and access to the site will not change for the proposed site improvements. Staff
does not anticipate any increased parking demands associated with the request as an
existing field is presently located in this area. Staff has no concerns with this use.
Drainage/Stormwater:
The construction of a synthetic soccer field will not cause any adverse impacts on
drainage and stormwater. An existing soccer field is presently located at the same site
and any improvements in the area may improve stormwater management.
Lighting:
No additional lighting is proposed for the site.
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Site Plan Review
Reddan Soccer Park

Recommendation:
Staff recommends the Plan Commission approve the site plans for Reddan Soccer Park
located at 550 Cross Country Road.

Prepared by:

Katherine Holt
Community Development Specialist

Submitted by: Adam Sayre, AICP

AS

Director of Planning & Development
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Festival Foods
Initial Review

Summary: The Applicant has submitted a request for an initial precise
implementation plan review to construct a 67,148 square foot grocery
store east of Farm and Fleet at 660 Hometown Circle.
Property Location: 660 Hometown Circle
Property Owner:

Chifest Properties Verona, LLC – Curt Mauer
1724 Lawrence Drive
DePere, WI 54115

Applicant:

Commercial Horizons
Curt Mauer
111 N. Washington St., Suite 400
Green Bay, WI 54301

Existing Zoning:
Existing Land Use:
Proposed Land Use:

Suburban Commercial (SC), Downtown Design and Use
Overlay District, & Planned Unit Development (PUD) District
Vacant
Indoor Sales and Service
Figure 1 – Location Map

Farm and Fleet

Daycare
Keenan Ct.

Festival
Foods

Festival Foods
Initial Review

Site Description:
Festival Foods (“Application”) has submitted a request to construct an indoor sales or
service land use (grocery store) at 660 Hometown Circle (“Property” or “Subject
Property”). The Property is zoned Suburban Commercial (SC), located within the
Downtown Design and Use Overlay District, and is part of a Planned Unit Development
District (PUD) consisting of the Subject Property, Farm and Fleet, Rainbow Child Care
Center, and four (4) outlots along East Verona Avenue.

Background:
In June of 2017, the Plan Commission and Common Council discussed the
concept for this project. Comments from the Plan Commission included a desire
to formalize the parking area on the eastern portion of the Property, add more
brick to the building, consider different signage for the main entrance, add
landscaping, and protection from long-term building vacancy. Comments from
the Common Council included discussion regarding the building setbacks, the
market research as to why Festival Foods wants to locate in Verona, a desire for
the developer to meet the minimum landscaping requirements, protection from
long term vacancy, and site lighting.
On September 5, 2017, the Plan Commission was presented the General
Development Plan (GDP) for Festival Foods. Comments from the Plan
Commission included the language regarding the vacant store and why this
condition was not used for other buildings in the City. The Plan Commission
approved the GDP with the following conditions:
1. The GDP shall become effective upon Festival Foods/Applicant acquiring
the properties identified within the GDP.
2. Prior to the GDP becoming effective, the City and Festival Foods shall
enter into a store rehabilitation/vacant store agreement.
On September 11, 2017, the Common Council was presented the GDP for
Festival Foods. Comments from the Common Council included discussions
regarding the trees currently on the lot, requested exemptions to the Downtown
Design and Use Overlay Zoning District zoning requirements, number of parking
spaces, and number of employees. The Common Council approved the GDP
with the same conditions the Plan Commission.
On November 13, 2017, the Common Council approved the Precise
Implementation Plan (PIP) for a 67,867 square foot building for Festival Foods
with the following conditions:
1. The PIP shall become effective upon Festival Foods/Applicant acquiring
the properties identified in the PIP.
2. Prior to the PIP becoming effective, the City and Festival Foods shall enter
into a store rehabilitation/vacant store agreement.
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Festival Foods
Initial Review
3. Prior to the PIP becoming effective, the City shall approve a certified
survey map (CSM) for the Property and road discontinuance for Keenan
Court.
Festival Foods has met the conditions of the approved PIP.
The Applicant is requesting modifications to the previously approved PIP.
Festival Foods recently launched a new prototype that modernizes the building
design and would like to utilize the new design in Verona. The proposed building
modifications require an amendment to the previously approved PIP.

PUD Exemptions:
The Zoning Ordinance provides flexible development standards in planned
developments in exchange for higher design standards. Exemptions allowed by the
Ordinance include land use, density/intensity, bulk, landscaping, and parking. The
Project was granted the following exemptions as part of the project:
1. Front setback – The Applicant was granted an exemption to the maximum 25foot front setback. The Applicant proposed a 275-foot front setback, which is
consistent with Farm and Fleet.
2. Pavement setback – The Applicant was granted an exemption to the minimum
five (5)-foot side yard pavement setback. The Applicant proposed a zero (0)-foot
setback along the shared drive aisles with Farm and Fleet as this section is
completely paved.
3. Downtown Design and Use Overlay Zone District – The Applicant was
granted an exemption allowing parking and drive aisles in front of the building
and the front property line. The building orientation could not be modified in a
way for the layout to function and the design is consistent with Farm and Fleet.
4. Parking Dimensions – The Applicant was granted an exemption allowing the
minimum parking aisle width to be decreased from 26-feet to 24-feet. In addition,
the Applicant was granted another exemption allowing the minimum parking
space length to be extended from 18.5-feet to 20-feet creating a safer trunk
loading area for customers.
All of these exemptions were approved as part of the September 2017 GDP.

Planned Unit Development Process:
The intent of a planned development is to provide incentives for infill development and
redevelopment in areas of the community that are experiencing a lack of significant
reinvestment. Further, PUD’s are designed to forward both the aesthetic and economic
development objectives of the City by controlling the site design and appearance,
density, or intensity of development in terms of more flexible requirements for land uses,
density, intensity, bulk, landscaping, and parking requirements. In exchange for such
flexibility, PUD’s shall provide a much higher level of site design, architectural control,
and other aspects of aesthetic and functional excellence than normally required for
other developments. The planned development process is a four (4) step process:
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•

Step 1 – Pre-Application Conference: The applicant discusses the project with
Staff prior to moving on to the Plan Commission. Staff provides the applicant with
initial comments on the plan.

•

Step 2 – Concept Plan: General concept plans (bubble plans) are submitted for
the Plan Commission and Common Council review with no action. The Plan
Commission and Common Council provide feedback on the plans.

•

Step 3 – General Development Plan (GDP): The intent of the GDP is provide
general, but more detailed than the concept plan, about the proposed
development. A public hearing is held before the Plan Commission. The City
notifies all properties, with a letter, that are located within 200-feet of the property
that is requesting the GDP. The Plan Commission makes a recommendation to
the Common Council. If the GDP is approved, this step provides the zoning
entitlements to the project.

•

Step 4 – Precise Implementation Plan (PIP): The final step in the PUD process is
the final approval of all plans including site plan, landscaping, stormwater,
photometric plans, building design, etc. A public hearing is held before the Plan
Commission. The City notifies all properties, with a letter, that are located within
200-feet of the property that is requesting the PIP. The Plan Commission makes
a recommendation to the Common Council. If the PIP is approved, the applicant
can proceed to obtain building permits and start construction of the project.

The Applicant is requesting an initial review prior to submitting a PIP amendment.

Planning Review:
The Applicant is proposing to reduce the square footage of the building by
approximately 719 square feet from 67,867 square feet to 67,148 square feet. The
eastern entrance was moved to the west. The overall appearance of the building has
changed from brick to grey.
Bulk Requirements:
The Applicant continues to meet the minimum bulk requirements as well as the
approved GDP setback exemptions.
Parking/Access:
The Applicant is proposing 314 parking spaces, which is the same as the previously
approved parking spaces of 314. The Applicant was approved for an exemption to the
typical parking space dimension of 9-feet by 18.5-feet to 9-feet by 20-feet creating a
wider parking space to help with loading groceries into customers’ vehicles as part of
the GDP approval. An additional twenty (20) parking stalls were added to the west side
of the building, but did not affect the total number of parking stalls as these were
relocated from elsewhere on the site.
The Applicant is maintaining the previously approved locations of the two (2) access
points on Hometown Circle and one (1) access point from Keenan Court depicted in
Figure 2.
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Figure 2 – Access and channelization

A sidewalk is shown on the Application from the southern quadrant of Hometown Circle
traveling north on the west portion of the site and ending at True Studio’s driveway cut.
A sidewalk is located on the northern portion of Keenan Court connecting to the
approved bike share shelter. The Applicant shows pedestrian crossings that are ADA
compliant on all legs of the intersection on Keenan Court and their formalized parking
lot road. The rendering of the front of the building shows bicycle racks east of the front
door. Staff recommends an additional bicycle rack added between the front door and
the Wine and Spirit entrance to the west of the main entrance. Staff has no concerns
with access and circulation within the Property.
Drainage/Stormwater:
There are two (2) stormwater ponds located on the eastern portion of the Property. Staff
has no concerns with stormwater at this time.
Design:
The Applicant was approved for a forty (40) foot tall building with CMU colors of awning
red and colony buff as well as stone used throughout the building as depicted in Figure
3. The proposed 2019 building elevations were included in the Plan Commission
submittal as depicted in Figure 4. The Applicant is proposing to use concrete masonry
units (CMU) of charcoal grey and warm light grey, metal wall panels of silver and green,
and a wood wall panel. Stone will be located on the front of the building in the eastern
section as well as stone columns on the eastern section of the building. The height of
the building will be a maximum of thirty-seven (37) feet tall, which conforms to the
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Zoning Ordinance requirements.

Figure 3 – Approved Building Design from PIP

Figure 4 – Proposed Building Design

Staff has reservations regarding the proposed building design. The east side elevation
should continue the stone at a minimum to the top of the band or to the roof. The west
elevation should contain additional stone columns to break up the building. A band or
material change is needed on the base of the building to ground it. The Plan
Commission is encouraged to review the building design and provide feedback to the
Applicant.
Staff Comments:
In general, Staff is supportive of the reduced square footage of the building as well as
maintaining the previously approved elements of the site plan such as access to the
site, drainage, and parking. Staff continues to support the proposed use on this
Property.

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

Prepared by:

Katherine Holt
Community Development Specialist

Submitted by: Adam Sayre, AICP
Director of Planning & Development
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Festival Foods Verona Precise Implementation Plan Amendment
660 Hometown Circle
Commercial Horizons, on behalf of Chifest Properties Verona, LLC is requesting an amendment to a previously approved
Planned Development for the property at 660 Hometown Circle in the City of Verona for the construction of a new
Festival Foods grocery store with associated parking. The proposed development is located in the Suburban Commercial
Zoning District and within the Downtown Design and Use Overlay District; the use is permitted as “Indoor Sales or
Service”.
Festival Foods has recently launched a new building prototype to modernize the building architecture and stay current
with the latest demands in the retail grocery industry. The previously approved plans did not include this new building
design. The new building which is slightly smaller, fits in well with the approved site plan, however; it requires a few
updates to connect new and revised building elements to the site plan. Site parking stall counts will remain consistent
with the previously approved plan, and the proposed greenspace on site will increase by 4,034 square feet. The public
access easement drive will not change on site; all public and cross access points also remain unchanged. The outline
below lists the site changes that are required to implement the new prototype into the site development plan.
1. New Building Footprint – Immediate site integration elements have to be updated to match into the new
building prototype.
a. The building footprint has changed to strategically orientate interior spaces. Door locations, building
walls, and utility connection points have shifted. General locations are consistent with the approved
plan.
2. The front building entrance and entire building has been moved east to better align the new footprint and
elevations.
3. The Wine and Spirits entrance has flipped from the east side to the west side of the building.
4. The “Back of House” loading dock and trash enclosure area has been revised to tie into the new building
footprint and available site access; general locations are consistent with the previously approved plan.
5. Some areas of parking stalls on site have been relocated to provide better access to the revised building
footprint. As noted above, the on-site parking stall count remains the same.

100 CAMELOT DRIVE
FOND DU LAC, WI 54935

920-926-9800
WWW.EXCELENGINEER.COM

a. 14 parking stalls on the northeast corner of the site have been relocated along the west side of the
building, near the new Wine and Spirits entrance. This provides ample parking close to the separate
Wine and Spirits entrance.
b. A dead end on the southeast corner of the parking lot was eliminated; therefore six (6) parking stalls
were relocated on site. Four (4) parking stalls were relocated south of the new Wine and Spirits
entrance in the main parking field. The angled islands were moved north to allow added stalls. Two (2)
stalls were added west of the building in the new double bay of parking stalls.
The attached architectural building elevations show the new store prototype. The elevations take into consideration
review comments provided by City staff in late December, 2018. Further detail on the rooftop vantage points/screening
will be provided for the February Plan Commission Meeting.
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Whispering Coves
Preliminary Plat

Summary: The Applicant has submitted a request for a preliminary plat to create 255
lots and outlots. The proposed development requires a future final plat,
rezoning, and a developer’s agreement.
Property Location: North of Country View Elementary School
Property Owners: Midthun Property Highway M, LLC
13845 West Bullard Road
Evansville, WI 53536
North Neighborhood, LLC
161 Horizon Drive, Suite 101 A
Verona, WI 53593
Same

Existing Land Use:
Proposed Land Use:

Vacant
Single-family and mixed-use development
Figure 1 – Location Map

County Highway PD

County Highway M

Applicant:

Cross Country Rd.

Whispering Coves
Preliminary Plat

Site Description:
The Applicant is requesting a Preliminary Plat (“Application”) to develop approximately
255 lots and outlots on approximately 198-acres of land located west of County
Highway M (“CTH M”) and south of County Highway PD (“CTH PD”) (“Property”), which
is currently zoned Rural Agriculture (RA-35) within the City of Verona. The Property is
within the North Neighborhood Plan (“Plan”). The Property currently has two (2) singlefamily detached dwelling units with various barns and sheds. Access to the houses is
provided by two (2) separate existing driveways from CTH PD. A variety of existing land
uses surround the Property including wooded single-family lots located in the Town of
Verona, the Kettle Creek North single-family subdivision, and farmland.

Background:
In February of 2015, the Plan was adopted by the City of Verona. This Application
includes a portion of land that is part of the larger planning area. The Plan recognized
that the majority of the planning area is located within a closed storm water basin, which
does not drain naturally into other water sources. The Plan identified an elementary
school on at least 12-acres of land to serve this area and is to be located within the
Applicant’s development.
In September of 2017, the Applicant held a workshop for the general public and
presented their methods of how to design a development. Attendees offered
suggestions on how to improve the development with wider bicycle paths, verification
that the cul-de-sac can be used for snow storage areas, and confirmation that
emergency vehicles and garbage trucks can easily travel the streets.
In January of 2018, the Plan Commission and the Common Council discussed the initial
review for Whispering Coves. Comments from the Plan Commission included a desire
for a more consistent ratio of multi-family housing and single-family housing with the
rest of the City, concerns about infrastructure and the closed drainage basin, support
smaller streets, but twenty-four (24)-feet is too narrow, cul-de-sacs should not be
considered parkland, including the school site in the development, and some members
supported the villa idea and others did not. Comments from the Common Council
included street widths and parking, the inclusion of a variety of residential price points,
the availability of the walking and biking trails to the public, the role of the development’s
homeowners association, the layout of water and sewer lines creating possible
maintenance problems in the future, the desire for sidewalks in front of every house,
parkland acreage and use, and speed and traffic control.
In August of 2018, the Common Council approved annexing 198-acres of land into the
City of Verona. This approval rezoned the land to rural agriculture (RA-35).
In September of 2018, the Plan Commission and the Common Council were presented
with a development for 378 single-family homes, 130 multi-family apartments, 450
senior residential units, and eight (8) acres of commercial development. Comments at
the Plan Commission included discussion regarding land uses, the school site, access,
connectivity, bicycle and pedestrian connections, parking, road widths, park areas, and
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parkland dedication. Comments from the Common Council included requiring 12-foot
wide paths, concerns about long-term maintenance of infrastructure including road
widths, utilities, and yard collections, discussion regarding the dedication of the natural
conservancy as parkland, and general support for non-grid layout.
The proposed development will require plat approval, rezoning, and a developer’s
agreement.

Planning Review:
Lots:
The Applicant is proposing a total of 222 residential lots with an anticipated zoning of
Neighborhood Residential (NR), 27 outlots for parkland and stormwater management,
and three (3) lots potentially for mixed-use. For the single-family lots, the smallest lot
sizes will be 8,047 square feet while the largest lot will be 30,242 square feet. The
smallest outlot will be 3,528 square feet and the largest at 392,040 square feet (9
acres). The sizes for the mixed-use lots are 3.179-acres, 4.794-acres, and 12.826-acres
abutting CTH M. The proposed lots conform to the minimum lot size and dimensional
standards of the NR zoning district.
Bulk Requirements:
The Applicant worked with Staff to ensure that all lots met the minimum street frontage
requirement of fifty (50) feet. The minimum lot width and minimum lot area have been
met. Conversations regarding minimum setback requirements will be discussed during
the General Development Plan (GDP) review as the Applicant will be requesting a side
yard setback exemption to allow an eight (8)-foot building setback for single-family
homes. The Applicant has provided a buildable area map that is within the proposed
covenants to assist Staff in the review of the setbacks.
Connectivity:
The Applicant is proposing to extend Tamarack Way and Hemlock Drive from the south
as part of this project. The proposed road extensions are consistent with the existing
right-of-way dimensions of Tamarack Way and Hemlock Drive, but the roadway widths
taper for narrower roads. Staff has requested the Applicant maintain the roadway width
for these roads on their Property until the intersections.
The North Neighborhood Plan proposed a true north-south and east-west roadways
through the site connecting Kettle Creek North to CTH PD and CTH M to Northern
Lights Road. The east-west connection is generally met with Street A starting in the east
from CTH M and continuing as one road to the west ending at the quarry. A north-south
connection is met using Hemlock Drive to Street A and connecting to Street B, but it is
not a single road that is a straight alignment to CTH PD. Staff is requesting feedback
from the Plan Commission if there needs to be a continuous north-south road
connection.
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Figure 2 - Street Network

The Applicant has made strides in reducing the number of cul-de-sacs. The initial
review contained twelve (12) cul-de-sacs, the concept plan contained eight (8), and the
preliminary plat contains six (6). Three (3) of these cul-de-sacs have access to the offstreet path.
The Applicant is proposing a twelve (12) foot wide trail, depicted in gray dots in Figure
2, traversing east-west through the center of the Property with a central connection
point in the middle of the Property to continue north-south. The north-south trail will
continue along the side of a road, but the majority of this trail is away from the roadway
as is the east-west trail.
Sidewalk connections are provided on both sides of the streets as well as around the
cul-de-sac bulbs per the City’s requirements. All of the sidewalks are ADA compliant
except for a section near Street I cul-de-sac where there are stairs along the sidewalk
due to steep grades. The Applicant is proposing curb extensions/bump-outs and
narrowing of the roadways near the trail routes creating shorter distances when
crossing the roads. Staff recommends that sidewalks connect to CTH M through the
proposed temporary access to the Property. Staff needs more details regarding
sidewalk connections to the new paths on CTH PD and M and when these connections
will occur from Whispering Coves to these facilities.
Parks:
The Applicant is proposing sixteen (16) individual park lots (15.5 acres) and two (2)
parks in conjunction with stormwater management areas (7.3 acres) for a total of 22.8
acres depicted in Figure 3. The initial plan contained twenty-one (21) acres of parkland,
while the concept plan contained nineteen (19) acres of parkland. The Plan Commission
commented on the initial review regarding Whispering Coves in January of 2018.
Comments regarding parkland included cul-de-sacs should not be considered parkland
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and the trail area may not be considered parkland. In September of 2018, the Plan
Commission reviewed the concept plan. Comments regarding parkland included
support for a linear park, cul-de-sacs may be included if they have amenities and are
linked to the trail system, difficulties supporting stormwater and nature conservancy,
concerns regarding maintenance of the cul-de-sac areas, and a desire to include
bathrooms with drinking water as an amenity in the parks.

Figure 3 – Land Use for Preliminary Plat

The Park Commission reviewed the Application on January 16, 2019. Comments from
the Park Commission included a split vote for whether cul-de-sacs would qualify as
parkland, a desire for the Public Works Committee to determine if there is enough room
for parkland and stormwater pond maintenance, and guidance from the Common
Council regarding wetland preservation and if the natural conservancy should receive
parkland credit.
The Applicant proposes to use several cul-de-sacs for parkland spaces that would
contain amenities such as playground equipment and a gazebo. Article H, Section 14-181 d. of the City Ordinance states,
(1) “In no case shall an area of less than one (1) acre be reserved for
recreational purposes if it will be impractical or impossible to secure
additional lands in order to increase its area.
(2) Land reserved for recreation purposes shall be of a character and
location suitable for use as a playground, playfield or for other recreation
purposes, and shall be relatively level and dry. A recreation site shall have
a total frontage on one (1) or more streets of at least two hundred (200)
feet, and no other dimension of the site shall be less than two hundred
(200) feet”.
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The majority of the proposed parkland is less than an acre in size except for some of
the linear park areas reserved for the trail. The cul-de-sac parks have frontage on one
(1) street. The proposed parks for the Property do not meet the minimum requirements
for a recreational park that is suitable for a playground or other recreational purposes.
“Suitability of Lands. The Park Commission shall have sole authority to
determine the suitability and adequacy of park lands proposed for
dedications. Drainageways, wetlands or areas reserved for streets shall
not be considered as satisfying land dedication requirements” (Article H,
Section 14-1-81 (h)).
The Park Commission is asking the Common Council for guidance regarding wetland
preservation and if the natural conservancy should receive parkland credit. Staff
suggests that the Common Council determine if or what percentage of wetland would
qualify as parkland based on the above City Ordinance.
Staff continues to support the idea of a forty (40) foot wide linear park with plantings,
utilities, lighting, and pavement of the trail. Staff is not supportive of parkland around the
detention ponds as these are used for maintenance vehicles. Staff stands firm on not
supporting parkland in the cul-de-sacs due to maintenance concerns as well as parks
only being accessible or used by the neighboring houses instead of the larger
neighborhood. Staff does not support cul-de-sacs as parkland and has concerns about
including the natural conservancy as parkland dedication credit.
Land Use:
The Applicant is proposing single-family land uses within the proposed preliminary plat
as depicted in Figure 3. The Applicant is proposing 222 single-family lots, while the
initial review (Figure 4) contained 267 single-family lots and the concept plan contained
286 single-family lots (Figure 5). The Applicant has continued to decrease the total
number of single-family lots. For the February 2019 review, the Applicant has left the
villas or condo small lots as one large lot in the preliminary plat until it is determine the
type of lot division that is needed. The initial review Application contained 110 villa units
and the concept plan contained 43 villas units. The school is located within the
Applicant’s Property; whereas in the conceptual plan, there were three (3) different
locations for the school including not on the Applicant’s Property, straddling the
Applicant’s and Dreger property line, and entirely on the Property. The previous
applications included commercial and multi-family development as part of the proposal.
This Applicant has not included any of these items for the preliminary plat.
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Figure 4 - Initial plan from January 2018

Figure 5 - Concept Plan option 3 from August 2018

School:
The Applicant has located a school on their Property, which is a change from the initial
review and the concept plan as previously mentioned in the land use section. The
proposed school is located near CTH PD and the Dreger property. The Applicant
proposes a wider path along the northern edge of the school property to ensure there is
enough room for students and walkers.
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Staff has concerns with the traffic impact analysis (“TIA”) as the TIA does not reflect
congestion for the school periods, which may impact the length of the turn bays. Staff
continues to recommend the school location shift south to become more centrally
located. However, Staff would support the school to be located in the western section of
the property near the quarry in Phase 4 of the development per the Applicant’s
projected phases. If located west, the Verona Area School District (“VASD”) would know
whether they have the ability to purchase a school site prior to the Applicant developing
the land in the western area. This location is closer to the trail, away from CTH PD, and
would abut a major collector (Street A).

Engineering Details:
Retaining Walls:
As part of the preliminary plan, the Applicant provided Staff with detailed plan sheets,
which included grading, stormwater, utilities, and road cross-sections. A major concern
from Staff are the proposed retaining walls in the Property, the wall’s proximity to
adjacent properties, and the long-term impact of these walls straddling properties and
creating maintenance issues in the future. The retaining walls are depicted in Figure 6.
The shortest retaining wall is four (4) feet tall with the tallest wall at sixteen (16) feet.
Fencing would be required on the retaining walls due to their height. The City has
retaining walls located on private properties in most subdivisions for gardening areas
and to create ingress/egress areas for the home. However, the entire retaining wall is
on private property. The Applicant is proposing retaining wall lengths from 125-feet to
1,310-feet long as shown in Table 1. The longest wall would require nine (9) individual
lots to work together to repair or rebuild a retaining wall when it fails. Staff recommends
that the retaining walls be minimized for the Property as well as contained to individual
properties similar to other areas in the City.
The Annexation Agreement was signed in August of 2018 between the City of Verona,
Midthun Property North West LLC, and North Neighborhood LLC. The agreement states
in the Miscellaneous section:
“Take reasonable measures to ensure that retaining walls, fences, decks
and other similar structures associated with residential homes in the
Property do not encroach upon easement rights granted for the operation
and maintenance of municipal utilities” (p. 13, item 4).
Staff has concerns with the proximity of several large retaining walls located in
the fifteen (15)-foot utility easements for public utilities. These walls will create
problem for repairing utilities, while maintaining the integrity of the retaining wall.
Staff recommends that the retaining walls be minimized for the Property as well
as contained to individual properties similar to other areas in the City.
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Figure 6- Yellow highlights the location of proposed retaining walls

Table 1:
Approximate location
West property line abutting
Town
Street E - west
Street E – east
Street K
Between Tamarack Way and
Hemlock Drive
Street C – east
From Street D north to Street I
Street I east
Street I trail area northside
Street I trail area southside
Totals

Lots affected
11 lots + 1 SWM lot

Length of wall Height of wall
1,250-ft.
12-ft.

1
1
9 lots + 1 SWM lot
4 lots + 1 SWM lot

225-ft.
125-ft.
1,310-ft.
465-ft.

8-ft.
4-ft.
8-ft.
8-ft.

3 lots + 1 SWM lot
10 lots + trail lot
1 lot + trail lot
1 outlot for trail
1 outlot for trail
40 lots, 3 trail lots, 3
SWM lots

440-ft.
585-ft.
210-ft.
210-ft.
310-ft.
5,130-ft.

4-ft.
15-ft.
4-ft.
6-ft.
16-ft.

Streets:
The Applicant proposes Streets C, D, E, F, and M as a thirty-two (32) foot wide road.
These roads are collector streets within the development. Street E connects north to the
Denner property. These roads shrink near the trail crossings to twenty-two (22) feet
wide. Staff has several concerns with the dimensions of the roads. Staff has
recommended to the Applicant that pavement widths shall be a minimum of thirty-two
(32) feet wide and not a minimum of twenty-two (22) feet at the trail crossings. Streets
M and F abut the school. These streets will need to be wider to accommodate school
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Whispering Coves
Preliminary Plat
traffic as well as on-street parking for visitors to the school. Staff recommends the Plan
Commission determine the minimum street width as well as the minimum width at the
trail crossings.
Additional concerns from Staff regarding the street layouts are the proposed terrace
widths. A standard terrace width in the City is a minimum of six (6) feet to provide
adequate snow storage for both City plows and homeowners. The Applicant is
proposing some terrace widths within the development to be less than six (6) feet. Staff
strongly recommends a minimum terrace width of six (6) feet to accommodate snow
from both the roadway and private property.

Figure 1 - Street C - F, M & Tamarack Way

Stormwater Ponds:
Staff continues to review the stormwater management plans for this development. A
concern raised by Planning Staff involves the developer not accommodating all the
stormwater for the parcels along CTH M. Specifically, Staff is trying to avoid a situation
of smaller stormwater ponds on the parcels similar to the development that has
occurred along East Verona Avenue and Hometown Circle. The overall area for the
development is almost 200-acres. Staff strongly believes the Applicant should be
required to accommodate the stormwater for the commercial and multi-family areas
within the existing facilities and encourages the Plan Commission to direct the Applicant
to accommodate the water.
Public Comments:
At the time of writing the Staff report, Staff received a comment from an adjacent
property owner. The property owner has concerns with the retaining walls and the
proximity of Street M to CTH PD as it ties back into Street R on the Dreger property. If
additional comments are received prior to the Plan Commission meeting, Staff will share
those with the Plan Commission.
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Whispering Coves
Preliminary Plat

Staff Comments:
Staff appreciates the developer making changes to the preliminary plat to make the
development better align with the North Neighborhood Plan. Staff continues to have
concerns about features of this development and the long-term implications of proposed
improvements. Concerns have been outlined in this report, but the street widths, and
especially the retaining walls have the potential to create significant long-term
maintenance issues. Staff believes changes to the plat can occur to address the
concerns outlined by Staff in this report, but those changes need to occur prior to the
City approving the preliminary plat. Due to the concerns outlined in this report, Staff is
recommending the Plan Commission take no action on the plat and direct the Applicant
to address the concerns raised by Staff.

Recommendation:
Staff recommends the Plan Commission take no action on the preliminary plat for the
Whispering Coves subdivision and direct the Applicant to make changes to the
preliminary plat to address Staff comments.

Prepared by:

Katherine Holt
Community Development Specialist

Submitted by: Adam Sayre, AICP AS
Director of Planning & Development
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Intent
Forward Development Group, LLC (FDG) is requesting approval of this General Development Plan for a
residential development known as “Whispering Coves.” General Development Plan area encompasses
approximately 170 acres and is envisioned to include up to 275 residential units comprised of traditional
single-family lots and condominium-style units, just over 40 acres of open space, including parklands and
stormwater management facilities, and wetland, and a roughly 12-acre future school site.

General Development Plan Location
Location and Surrounding Development
The project site is located west of County Highway M (CTH M or North Main Street) and south of County
Highway PD (CTH PD or McKee Road) on lands that were recently annexed by the City of Verona. The site
is currently an agricultural tract that is generally surrounded by rural land uses, some of which are
undergoing development (see attached Zoning Map Exhibit). The project site is within the City of Verona
Urban Service Area and within the planning area of the City’s adopted North Neighborhood Plan.
Surrounding land uses and jurisdictions include the following:
•
•
•
•
•
•
•
•

The University Ridge Golf Course to the north, across CTH PD (City of Madison)
The Meriter McKee Clinic to the northeast across CTH M and CTH PD (City of Madison)
A utility station, West Madison Bible Church, and rural residential lots to the east across CTH M
(Town of Verona)
Undeveloped agricultural land (Backus property) to the southeast (Town of Verona)
The Kettle Creek North single-family residential subdivision, under development to the south (City
of Verona)
A former quarry currently used as a City brush collection site and planned for future City park and
utility substation to the west (City of Verona)
Rural residential lots to the southwest and west (Town of Verona)
Epic Systems a half-mile to the southwest (City of Verona)

Overall, the existing land uses are representative of an area transitioning from rural to suburban character.
East 40
Since the lands along CTH M also known as the “East 40”, provide the “Whispering Coves” General
Development Plan main point of access and will serve as the neighborhood’s gateway, there is value
mentioning and clarifying the development intent for those lands as it relates to the “Whispering Coves”
General Development Plan.
The East 40 is not a part of the “Whispering Coves” General Development Plan. These lands will be owned
and developed separately by Midthun Property Group in the future as development opportunities arise.
An individual Zoning Map Amendment has been submitted to the City for review and approval of
conventional zoning, including Urban Residential for Lots 1 and 3 and Suburban Commercial for Lot 2 as
noted on the Preliminary Plat and Zoning Map Amendment Exhibit. It is anticipated that when
development occurs on these lots it will meet the standards of the proposed conventional zoning districts,
3

or individual Planned Development District zoning will be requested as needed. Consistency with the
adopted North Neighborhood Plan will be evaluated at that time.
While not a part of this General Development Plan, the East 40 is a part of the proposed overall
Whispering Coves Preliminary Plat land division.

Project Overview: Themes and Images
Design Concept
The residential neighborhood design concept, created by the Rick Harrison Site Design Studio, utilizes an
innovative approach to land planning that begins with the pedestrian path network to prioritize the
pedestrian experience and ensure ample connections to origins and destinations. The primary goal of the
design is to maximize the sense of community and foster social interaction through thoughtful placement
of sidewalks and paths, useable green spaces, and through attention to vistas from homes, paths, and
streets.
A key component of the neighborhood design is the concept of “coving,” an approach to land planning
that uses meandering road patterns and varied home setbacks to provide more openness and improve
views. This in contrast to a more traditional neighborhood development pattern which would utilize a
gridded street pattern with homes standing “shoulder-to-shoulder,” in rows all facing the street. The
curvilinear street pattern adds interest to the streetscape and slows traffic speeds, invites walking,
increases safety at intersections, and adds value by creating a unique sense of place and neighborhood
identity.
The curvilinear street layout minimizes environmental impacts by limiting overall site grading and paving
necessary for roadways and development to occur. Curvilinear streets are better able to respect and
accommodate the existing, natural site terrain. In addition, to ensure that infrastructure costs are
supported by adjacent improvements, streets are double-loaded with development lots wherever
possible.
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As part of the design concept, open spaces also play
a key role in placemaking. By interspersing open
areas and trails throughout the neighborhood and
with special consideration given to vistas from the
homes and from streets, an overall design effort
that will result in the visual appearance of openness
and connectedness. Open spaces will be discovered
as one travels along pathways instead of them being
predetermined places centrally located within a
subdivision. Unique to “Whispering Coves” General
Development Plan is also a central greenway that
contains a hierarchy of pedestrian pathways and an
intermittent stream water feature.
The “Whispering Coves” General Development Plan
includes an abundance of pedestrian connections
and open spaces, a strong sense of community and
place, and variety in housing products for the local
market. This General Development Plan establishes
a framework for the general organization and layout
of land uses and public infrastructure that are
illustrated in the attached exhibits.

General Development Plan Land Uses
Whispering Coves General Development Plan
The General Development Plan area is comprised of roughly 170 acres to be developed by North
Neighborhood LLC as a residential neighborhood providing both traditional single-family detached
residential units and condominium units resembling “small lot” residential development.
The Whispering Coves General Development Plan area is planned for primarily single-family detached
homes, with some variety in product type and lot size to accommodate the market and provide varying
price points within the neighborhood. Other land uses proposed within the General Development Plan
area include open space/parklands for stormwater management and recreational uses, and a roughly 12acre site reserved for a potential future elementary school.
Platting for the proposed land division will be completed in phases, with the first phase consisting of 120
acres, including the East 40 and the two 40-acre parcels adjacent to the west. This is consistent with the
recommended phasing in the City’s North Neighborhood Plan (see Phasing Plan Exhibit).
Parcels located within this General Development Plan may be further subdivided in the future via condo
plat, or adjusted via plat or CSM, with City approval, including those intended to be developed as
condominium units. Such future subdivisions must be described in detail as part of future Precise
Implementation Plans (PIPs) for each phase or site.
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Whispering Coves General Development Plan Land Use Summary Table
Land Area
Land Use
Total Unit Count
(Acres)
Traditional Single-Family Detached
222
80.3
Condominium “Small Lot” Single-Family Detached
53
9.7
Right-of-way
N/A
28.7
Parkland Dedication/Open Space
N/A
16.7
Stormwater Management
N/A
22.8
Totals
275
170.3

Density
(DU/Acre)
2.76
5.46
N/A
N/A
N/A
4.11 (Average)

Treatment of Natural Features
Topography
The project site consists of rolling terrain with high points in the northwest along CTH PD (elevation 1100
ft) and a saddle in the southwest (elevation 1090 ft). Lands generally drop down to the east, where a
closed kettle basin (elevation 990 ft) receives drainage from most of the property, including the “East 40.”
Endangered Species and Archeological Assessment
Investigations have been conducted for endangered species and archeologically significant resources; no
significant resources were found that require action.
Wetland Delineation and Concurrence
The project site was evaluated for the presence of wetlands to comply with current WDNR requirements
for developments over one acre in size. Wetlands were delineated and concurred within the General
Development Plan area, generally located at the southwest quarter of the East 40. Protect to the natural
wetland resource, this area is noted on the Preliminary Plat land division and within the General
Development Plan as a conservancy park.
No additional wetlands were delineated on the project site west of this closed kettle basin.
Stormwater Management
The planned stormwater management facilities will meet City, County, and CARPC requirements. The
most stringent policies require all new development in this area to infiltrate the runoff volume required
by the CARPC Urban Service Area Amendment (USAA) and require the development to provide adequate
storage for back-to-back 100-year, 24-hour storm events. In addition, all runoff must be treated for water
quality and rate control, to provide clean water and safe discharge downstream of the development.
Most of the development will be served by a “regional” stormwater system that will collect and route
stormwater from the various subwatersheds through a series of basins. These basins include detention
and infiltration basins designed to meet City and CARPC USAA standards for total suspended solids (TSS),
rate control, and stay-on volume. The system is designed to manage the levels of water within the natural
kettle system to protect property and the natural wetland resource. Site grading has been designed to
route and collect stormwater from impervious surfaces (streets, driveways, and parking lots) and convey
it to detention basins for pretreatment and then to basins for infiltration.
Site constraints include the location of soils suitable for infiltration and the lack of an emergency outlet of
the closed kettle system.
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Due to the lack of an emergency outlet from the closed system, a stormwater pump station will be located
at the northwest corner of the kettle. As part of the stormwater management system, an intermittent
stream has been incorporated to create a water amenity along the main multi-use path and central
greenway.
The associated force main will provide water for the amenity, recirculating the water uphill from the kettle
basin to a high point within the westernmost 40 (Block 28 of the plat). The pump system will also control
water levels in the kettle and feed the infiltration basins while providing a small intermittent stream that
traverses the site. Additionally, within Outlot 4, a shallow basin will provide for open flow conveyance and
infiltration.
Following unusually large rain events, the pump system can move excess water to a discharge point at the
west end of the property and ultimately to a discharge point provided by the City to maintain the kettle’s
water elevation at or below elevation 999.3 feet (approximately one foot below the level for back-to-back
100-year storm events in the predevelopment condition) to protect on- and off-site properties.
The stormwater outlots are proposed to be dedicated to the public, and will contain regional facilities
owned and maintained by the City. Maintenance of the amenity will be addressed in the covenants and
Development Agreement. Stormwater drainage easements for conveyance purposes are indicated on the
proposed Preliminary Plat. Storm facilities will connect to existing pipes located within CTH M,
improvements which are currently under construction with estimated completion in 2019.

7

The General Development Plan’s stormwater design provides outfalls for both the school site and the East
40 to drain into the proposed “regional” facilities located within the General Development Plan area. The
school site will not be required to do additional treatment and is fully accounted for within the General
Development Plan’s “regional” system.
Development of the lands within the East 40, will be required to provide additional treatment to meet
specific performance standards. The specific performance standards will be established for these lots as
part of the final Stormwater Management Plan (SWMP) and will also be part of each site’s respective
development plans at the time of development. Maintenance agreements will be provided for these
basins in the SWMPs prepared in conjunction with each site’s development plans.
Parkland Dedication
As part of the land subdivision, the developers intend to dedicate approximately 16.7 acres of parkland to
the City. As discussed during the concept planning stages with the City, the vision for this development
relies on a hierarchy of multi-use trails and adjacent open spaces; many of which are designed more as
“linear parks.” The “linear park” concept fits current-day trends in recreation, including a growing interest
in walking, running, cross country skiing, and biking for example, compared to previous focus largely
concentrated on programming for large athletic fields for the general public. As noted in the General
Development Plan Trail System Plan, the trail network is also designed to be integrated into places with
stormwater conveyance, providing a water feature that will enhance the open spaces throughout the
neighborhood.
Proposed park facilities include:
• Roughly 7.4 acres of multi-use path corridors;
• Approximately 8.5 acres of conservancy park (comprised of the delineated kettle wetland and its
35-foot no-grading buffer); and
• An estimated 0.766 acres of pocket park space located within cul-de-sac islands.
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The specific improvements and equipment that will enhance these areas will be subject to coordination
with the City, but generally include structured play equipment for children and/or pavilions within the culde-sac islands, and passive-recreation amenities such as bench seating, little libraries, and fitness
equipment within the linear parks. The images in this section show examples of the facilities envisioned
for specific park areas.
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Relationship to Adopted City Plans
Comprehensive Plan
Verona’s 2010 Comprehensive Plan anticipates that the City will grow to nearly 24,000 residents by 2030
– more than double the 2010 population (10,619 according to the Census). The share of population age
65 and up is anticipated to grow as a share of the community. The proposed development will align with
the City’s long-range planning goals and objectives, including but not limited to the following:
Housing Goal 3: Encourage a variety of new housing options within the City
• Policy: Diversify the city’s housing stock by providing more high-end and ‘executive’ style housing.
• Policy: Diversify the city’s housing stock by providing more affordable housing.
• Policy: Provide a variety of housing options that is distinct/different from housing options
available in Madison.
Transportation Goal 1: Improve North-South traffic between Verona and Madison.
• Policy: Work with the Town of Verona and the City of Madison to insure that north-south streets
parallel to CTH M are planned and accommodated as the Verona Area grows.
Transportation Goal 2: Provide adequate transportation systems in and around Verona to insure easy
movement of people and goods.
• Policy: Continue to create off-street bicycle paths according to the City’s bike path plan.
• Policy: Continue to require new commercial and residential developments to provide sidewalks.
Transportation Goal 3: Protect residential areas from high volumes of traffic by preventing conflicts
between traffic and residential land-uses.
• Objective 3-C: Discourage ‘cut-through’ traffic in residential areas adjacent to arterial streets.
• Policy: Investigate and implement traffic calming measures in residential neighborhoods that are
adjacent to high-volume arterial streets.
North Neighborhood Plan
The “Whispering Coves” General Development Plan is located within the City’s North Neighborhood Plan
(“Neighborhood Plan”) planning area. As noted in the Neighborhood Plan, the project site is located within
the area that is more specifically identified as the Central Planning Area. Development within the Central
Planning Area is anticipated to occur within the first three phases of the overall North Neighborhood buildout. Future land uses within the Central Planning Area are primarily identified as “Suburban Residential,”
“School,” and “Open Space/Wooded.”
The General Development Plan is consistent with the Neighborhood Plan, which calls for Suburban
Residential land uses (both single-family and duplex lots ranging in size from 6,000 square-feet to 10,000
square-feet, with 15-25-foot setbacks providing for transitions between residential and nonresidential
areas, front porches and garages setback from the house). Refer to Page 19 of the Neighborhood Plan for
additional details.
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Development within the General Development Plan area is comprised of traditional single-family
detached housing with varying lot sizes ranging from roughly 8,000 square-feet to 29,000 square-feet. The
larger lots are primarily located along major transportation corridors (CTH PD) or along exterior
subdivision boundaries. Additional lot area in these locations seems appropriate and would allow for
adequate areas of transition or buffers to be incorporated into each individual lot’s development plan,
including landscaping or berming.
With regard to building envelope locations, front setbacks are greater than the minimum required for the
underlying NR zone district (25 feet) on most lots. The intent of the increased setback is to achieve the
desired “coving” character for homes that results in the visual appearance of openness.
Also as part of the General Development Plan, there are two areas that are intended to be developed as
condominium-style residential units. While these areas are being platted as large lots currently,
development in these areas is intended to resemble “small lot” single-family detached housing that
provides a smaller-scale home and adds a different price point to the overall subdivision. A total of 53
units are anticipated in these two areas.
When these areas develop consideration will be given to providing transitions between adjacent land
uses, including those to the north and east by incorporating an attached housing product type instead of
a detached. The housing type will be primarily determined by market demand at the time of development.
The North Neighborhood Plan envisions a future school to be located within the “Whispering Coves”
General Development Plan area. The Verona Area School District has been consulted throughout the
planning process and a 12-acre school site is reserved for a potential school to enable VASD to acquire the
site for future use, should they decided to do so.
Other Neighborhood Plan goals that inform the GDP include:
•
•
•
•

“Development patterns will provide residents a complete neighborhood with the option of
walking, biking, or driving to places within the neighborhood.”
“Streets will be designed for slower speeds.”
“Walking in the neighborhood will be a pleasant and interesting activity.”
“A variety of public spaces is critical to the overall identity of the neighborhood and serves as
social gathering places.”

As part of the development, Hemlock Drive and Tamarack Way will be extended north to serve the
subdivision and provide connections to CTH PD in the north. Two collector streets will be constructed
running east-west and north-south through the development and will accommodate vehicle travel, onstreet parking, and pedestrian traffic. Local streets will connect individual lots to the collector street
network, creating links within and beyond the neighborhood.
The table below provides an overview of the consistency of the General Development Plan with the North
Neighborhood Plan.
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Neighborhood Plan Consistency
North Neighborhood Plan
Recommended
Uses
Use Description
General
Development
Guidelines
Development
Intensity*

Setbacks**

Single-family and duplex lots
Suburban Residential
Reduced setbacks
Front porches
Garages setback from the
house
Lot sizes range from 6,000 sq.
ft. to 10,000 sq. ft.
15-25-foot front yard to
provide smooth transition
from residential to
nonresidential land uses
Smaller setbacks on smaller
lots

“Whispering Coves” General Development
Plan
Single-family residential
Condominium “small lot”
Low density residential
Variable setbacks with some modifications
Front porches
Garages setback from house a minimum of
two feet
Lot sizes range from 8,000 sq. ft. to roughly
29,000 sq. ft.
Front yards range from 25+
Side yard setbacks request reduction from
10 feet to 8 feet

Plan
Consistency
(Y/N)
Y
Y
Y
Y

Y

12-acre school site incorporated into
General Development Plan area; VASD
Y
consulted on school location
*Development Intensity: Large lots are a result of the coving design concept and general lot location within the
subdivision. Larger lots are primarily located along exterior subdivision boundaries, including adjacent to major
roadways, where additional space for a buffer would be appropriate. In addition, the coving design concept itself
plays a role in the overall lot size due to it curvilinear street network. The result is pie shaped, deep lots that are
located along curves.
**Setbacks: As a result of the coving design concept, setback modifications are being requested as part of the
General Development Plan, specifically as it relates to side yards. The curvilinear street alignment design produces
lots that are not rectangular and parallel to the street. Given the different lot shape, it is merely a corner point that
is at the reduced side yard setback dimension (in this case 8-foot minimum). From the minimum point, the side yard
setback then increases along the depth of the lot, producing a much greater setback at the opposite end of the
building envelope. The net result is an average side yard setback that is considerably greater than the minimum 10feet.
School Site

Centrally located

Rationale for Planned Development District Zoning
Planning for the development of this tract began in the late 2000s. Revisions to the plans and preliminary
plat have been made and the revised concept plan for the development was presented to the City in the
summer of 2017. Coordination with City staff has been ongoing since that time. The development is
proposed as a Planned Unit Development, consistent with the City’s preferences and to enable flexibility
on certain site design standards in order to ensure high quality design and architecture.
Specifically, the “Whispering Coves” General Development Plan provides for:
•
•
•

Creative and flexible design requirements to achieve the desired street and open space character
associated with the coving concept;
A unique sense of place, openness, and connectivity by connecting each resident to an amenity;
Housing product types not available elsewhere in the Verona area;
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•

•

Transportation infrastructure that promotes walkability, provides enhanced connectivity and
pedestrian and bicycle safety by providing for slightly narrower streets and a robust path system;
and
Improved transportation system connectivity with north-south and east-west road connections.

The following sections specify in more detail how the General Development Plan complies with City
ordinance standards and where flexibility is requested.

Description of Exemptions Requested from Underlying Zoning Districts
This section provides an overview of the exemptions requested from City’s zoning ordinances. A summary
table is provided below for quick reference.
As part of the zoning analysis Neighborhood Residential (NR) zoning was used as a reference point for
the traditional single-family development. In thinking about the future development of the condominium
units, Community Residential (CR) zoning should be utilized as the underlying zone district reference
point. A more comprehensive zoning analysis of the development of the condominium units will be
completed based on specific development proposal(s) for each of these areas.
Land Use
Proposed land uses within the “Whispering Coves” General Development Plan do not require any
exemptions from land use requirements. Single-family residential development is a permitted use in the
NR zoning districts.
Density and Intensity
Overall, the intensity and density of the proposed residential development is consistent with underlying
zone district standards. All lots within the General Development Plan area meet the minimum lot area
standards and maximum gross density.
A total of 275 single-family residences (includes traditional single-family (222) and condominium “small
lot” units (53)) are proposed over the course of roughly 90 acres. The resulting average gross density
within the General Development Plan area is 4.11 dwelling units per acre.
More specifically, the proposed density across the areas noted as traditional single-family development is
2.76 dwelling units per acre where the maximum gross density of 5.0 dwelling units per acre is permitted.
Similarly, within the areas designated for condominium development, the proposed density is 5.46
dwelling units per acre where the maximum gross density of 6.0 dwelling units per acre is permitted.
Bulk Standards
The intent of the Planned Development District is to allow for flexibility in the City’s design standards to
encourage and allow for innovation in land use development. The General Development Plan seeks to
modify the side yard setbacks for the traditional single-family residential development throughout the
General Development Plan area. The proposed side yard setback is eight feet where 10 feet is specified
by the underlying NR zoning. As a result of the coving design concept, setback modifications are being
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requested as part of the General Development Plan, specifically as it relates to side yards. The curvilinear
street alignment design produces lots that are not rectangular and parallel to the street. Given the
different lot shape, it is merely a corner point that is at the reduced side yard setback dimension (in this
case 8-foot minimum). From the minimum point, the side yard setback then increases along the depth of
the lot, producing a much greater setback at the opposite end of the building envelope. The net result is
an average side yard setback that is considerably greater than the minimum 10-feet.
Landscaping
No exemptions are requested to landscaping standards as relates to the development sites in General
Development Plan area. Special consideration will be given to the overall landscape treatment along the
trail network and within median islands to provide an enhanced design aesthetic throughout the
subdivision as well as sense of place. Additional consideration will also be given to protecting and
enhancing the wetland habitat located within the General Development Plan area as a key amenity for
the surrounding residential development.
Zoning Standards Not Met within the General Development Plan Area
Traditional Single-family Residential Development – Plat Blocks 2-21 and 23-28
(Referencing Neighborhood Residential (NR) Zoning)
Standard
Interior Side Yard Setback: 10 ft (20 ft building
separation)

Code Section

Details

Sec. 13-1-46,
13-1-161

All Lots: 8 ft side setback (16 ft building
separation) is proposed to help achieve
coving, and to provide some flexibility
for building placement on lots shaped
by curvilinear streets.

In addition to the modification to the side yard setback, certain subdivision ordinance standards also
require exemptions in order to achieve the design vision for the “Whispering Coves” General
Development Plan. The exemptions are noted below.
Exemptions to Subdivision Code
Standard

Code Section

Tangents: Minimum 100 ft between reverse
curves on arterials and collectors

Sec. 14-172(p)

Intersections: Intersections along collector
streets shall be spaced no closer than 800 ft

Sec. 14-1-72(t)

Cul-de-sacs and Dead Ends: Dead end streets
require a turnaround of 120 ft and a roadway
turnaround of 100 ft in diameter.

Sec. 14-1-70(i)

Details
Exemption needed for Street A within the
East 40, due to alignment of lots and wetland
in this area.
Exemptions needed.
Along Street A where intersection spacing is
<100 feet:
Street P (West condo area)
Street D
Street E
Along Street A where intersection spacing is
<200 feet between Street B and Street F
Hammerhead turnarounds are provided for
the temporary dead ends, and at Street E
(which may be permanent and has grading
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Block Length: 500 ft minimum / 1,200 ft
maximum

Sec. 14-1-72(a)

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

Sec. 14-1-73(j)

challenges but also has an effective
emergency turnaround utilizing the nearby
Street M cul-de-sac).
Exemption needed for blocks exceeding
1,200 feet:
Street B (west side only, edge of plat)
Street F
A handful of single-family lots are more than
twice the minimum area due to coving layout
and large yards; however these lots are not
intended to be re-divided. (Lots in the East
40 may be further subdivided.)

Generally, the intent of the Planned Development District is to allow for flexibility in the City’s design
standards to encourage and allow for innovation in land use development. The Planned Development
District review criteria are intended to establish the most appropriate use of land and improve the
character and quality of new development.
The variations from the standards that have been requested result from the following design objectives:
•
•
•
•

Respecting the site’s existing topographical features and minimizing overall site grading,
creating a more environmentally friendly neighborhood;
Protecting the site’s existing environmental features, including wetland and wooded areas, by
introducing a network of curvilinear roads and multi-use paths;
Establish efficient use of land by double loading streets and minimizing the overall site paving;
and
Create a unique sense of place by providing open space amenities that are accessible and
encourage social interaction.

The variations from the standards are needed based on the unique terrain and environmental features of
the property. The varied terrain is the basis for the curvilinear street design and block layout, which seeks
to minimize site grading and work with the land. The stormwater management needs of the development
are also unique in that the closed basin requires a pumping and conveyance system to stabilize water
levels within the ponds.
In addition, topographic conditions of the site combined with the City’s required connection points impact
the street layout, particularly in the west end where adjacent lands contain rural residential lots that
preclude the option of connecting through-streets. The proposed design seeks to balance infrastructure
costs with developable lots by double-loading all streets where possible.
Except for the specific restrictions and exemptions described in this General Development Plan, the City
Zoning and Subdivision Ordinances will regulate land uses and development within the “Whispering
Coves” General Development Plan.
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DECLARATION OF COVENANTS AND RESTRICTIONS FOR
WHISPERING COVES SUBDIVISION

Recording Area
Drafted by and return to:

Reijo Wahlin
Forward Development Group
161 Horizon Drive, Suite 101A
Verona, WI 53593

WHEREAS, North Neighborhood, LLC, a Wisconsin limited liability company, (“Declarant”) is the
owner of Lots __ through __ in the plat of Whispering Coves, in the City of Verona, Dane County,
Wisconsin, recorded in the office of the Dane County Register of Deeds on the ____ day of _____________
2019, in Vol. _________ of Plats, Pages ___________ as Document No. ___________ desires to control
the purposes for which the Lots are used, as well as obligating the owners of said Lots to be bound by
certain covenants and restrictions for the benefit of the owners of said Lots as a whole and individually;
WHEREAS, Declarant intends to develop Lots _ through __, inclusive, and __ through __, inclusive
as a community of two hundred and eighty-four (284) single-family home sites; and
WHEREAS, Lots __ and __ are intended for development as condominium housing consisting of a
total of fifty-three (53) residential units; and
WHEREAS, Outlots __ and certain easement areas located on Lots __ and __, as depicted on the
Subdivision plat, are intended to contain certain stormwater facilities necessary to support the residential
uses developed within the Subdivision; and
WHERAS, Declarant desires to provide for the common ownership of the Outlots by all owners of
Lots within the Subdivision, as tenants in common, according to the percentage interests set forth on
Exhibit A attached to this Declaration, and to control the purposes for which the Outlots are used, as well
as obligating the owners of said Lots to be bound by certain restrictions and covenants for the benefit of
the owners of said Lots as a whole and individually; and
WHEREAS, the covenants and restrictions set forth in this Declaration are private covenants and
restrictions that are in addition to any statutes, ordinances or other governmental rules or regulations
applicable to the Lots.
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NOW THEREFORE, the Declarant hereby declares and provides that all Lots and Outlots of the Plat
of Whispering Coves, in the City of Verona, Dane County, Wisconsin are hereby subject to the following
covenants, conditions, restrictions and easements:
I.

General Use Restrictions
A. All Lots shall be utilized exclusively for single-family detached dwellings with attached
garage for residential purposes only.
B. No Lot may be further subdivided. No Lots may be combined nor the common lot line
between any two Lots reconfigured without the written approval of the Declarant or its
designated Architectural Control Committee.
C. No single-family dwelling, outbuilding, fence, pool, recreational equipment (including
children’s play structures) or other structures of any kind shall be erected, placed,
externally modified or added to, or on, any Lot until the building plans, specifications,
footing elevations, plat plan, minimum landscaping requirements and elevations have
been approved by the Declarant or its designated Architectural Control Committee.
D. All single-family detached dwellings must be completed (in such condition to have a
certificate of occupancy issued) within 9 months from the date of the issuance of the
building permit.
E. An owner, other than Declarant, shall commence construction within twelve (12) months
of date of closing for the purchase of said Lot. Commence construction shall be defined
as having installed the foundation of the single-family detached dwelling on the Lot.
F. The Declarant, or its designated Architectural Control Committee, shall have the right, but
shall not be obligated, to extend in writing the deadline as set forth in above paragraph
D, but any one extension shall not obligate the Declarant to issue further or other
extensions.
G. If the owner(s) fails to meet the deadline as set forth above, then upon thirty (30) days’
notice to the owner(s), the Declarant shall have the right, but shall not be obligated, to
enforce specific performance. All costs, including reasonable attorney’s fees incurred by
the Declarant for enforcing any of the foregoing remedies shall be borne by the Lot
owner(s).
H. Common storm water drainage easements exist over certain Lots as more particularly
shown on the plat of Whispering Coves. No Lot owner(s) shall interfere with said storm
water drainage easement rights, whether by changing any grades or the planting of any
trees or shrubs or the placement of any structures or materials or otherwise within said
storm water drainage easement areas.
I.

Common utility easements exist over certain Lots as more particularly shown on the plat
of Whispering Coves. No Lot owner(s) shall interfere with said utility easement rights,
whether by changing any grades in excess of six (6) inches or the planting of any trees or
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shrubs or the placement of any structures within said utility easement area. Each Lot
owner(s) shall be responsible for any damage to any public utility located within the utility
easement area by any excavation by that Lot owner(s) within the utility easement area.
J.

No Lot elevation may be changed except with the written approval of the Declarant or its
designated Architectural Control Committee.

K. Lot corner elevations and water flow must match the municipal-approved drainage plan.
Any violation of the municipal-approved drainage plan shall be the responsibility of the
Lot owner(s).
II.

Architectural Control Committee
A. The Architectural Control Committee shall initially consist solely of the Declarant by its
authorized employees and/or agents or its designated successor or assign. The Declarant,
or its designated Architectural Control Committee, shall control until it is succeeded by
the neighborhood-elected Architectural Control Committee as provided for herein.
B. The Declarant may, at any time, resign as the Architectural Control Committee and upon
such resignation the Declarant shall notify the Lot owners in writing of such resignation.
At that time, the majority of Lot owners in the Subdivision shall elect members of the
Architectural Control Committee consisting of three (3) persons who shall establish its
rules and procedures for operating. Notwithstanding the fact that the Declarant may
resign as the Architectural Control Committee, the Declarant shall act as the Architectural
Control Committee for any Lots owned by the Declarant.
C. The Declarant, or its designated Architectural Control Committee, may periodically
establish a schedule of plan review fee(s) reasonably based upon the cost of plan review
and the operation of the Architectural Control Committee, including enforcement of
these covenants, conditions, restrictions and easements and the giving notice for and the
conducting of the annual meeting to elect the new members of the Architectural Control
Committee.
D. The owner(s) or potential purchaser(s) of any Lot seeking approval of the Architectural
Control Committee shall complete such application form as specified by the Architectural
Control Committee (which application form shall require specification of the details as
specified in paragraph E below), submit two (2) sets of plans for which approvals are
sought and shall pay the required plan review fee as specified by the Architectural Control
Committee. If the Architectural Control Committee fails to act on said complete
application (including application form, complete plans and the payment of the plan
review fee) within fifteen (15) business days of complete submission (whether by
approval, conditional approval or disapproval), the application shall be deemed approved.
Any disapproval shall specify the reasons for disapproval. All action by the Architectural
Control Committee must be in writing to be effective. Oral approvals of whatever kind
are null and void.
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E. In deciding whether to approve or disapprove submitted applications and plans, the
Architectural Control Committee shall consider and pay particular attention to exterior
design including exterior elevations, exposed basement facade material, siding, number
of windows and window size and location, trim, roof pitch and material, soffits, fascia,
minimum floor areas, landscaping, quality of materials and workmanship, and location
and plan aesthetics, including color, in relation to surrounding structures, landscaping,
street and adjacent structure and finished grades and topography. All colors, whether for
trim, siding or roofing, shall be coordinated to provide for the most aesthetic combination
consistent with the architectural style as well as for the overall development of the Lots.
The Architectural Control Committee shall avoid repetitive design of adjacent or nearby
single-family homes. Conditional approval may be given for contemplated single-family
detached dwelling plans or designs and other structures submitted by a person
considering the purchase of a Lot.
F. The Architectural Control Committee has sole and unlimited discretion of approval,
conditional approval or disapproval, in good faith exercised, including the right to provide
for exceptions as it deems necessary and proper. No changes or deviations may be made
in or from such approved plans and specifications, nor changes or modifications to the
exterior appearance of any existing structures including, but not limited to, exterior
remodeling, repainting or staining, or construction of patios, decks or swimming pools,
shall be made without the prior approval of the Architectural Control Committee.
Approval of such plans does not constitute a warranty or representation that such plans
are structurally sound or that the plans meet municipal or state codes, same being the
responsibility of the owner(s) and his, her, or their builder. The owner(s) agree to hold
the Architectural Control Committee harmless from any and all claims with respect to
design, construction and materials used in the structure or abuse of the sole and
unlimited discretion of the Architectural Control Committee.
G. The Architectural Control Committee may bring suit to enforce any provision of these
covenants, conditions, restrictions and easements and shall be entitled to recover
reasonable and necessary attorney’s fees together with $250.00 per day liquidated
damages for each day of violation in any successful suit.
III.

Architectural Control and Covenants and Restrictions
A. The covenants and restrictions set forth in this Declaration are private covenants and
restrictions that are in addition to any statutes, ordinances or other governmental rules
or regulations applicable to the Lots, including, without limitation, City of Verona Code of
Ordinances and Comprehensive Plan, as may be amended from time to time.
B. For all buildings or other improvements of any kind to be erected or placed on any Lot,
including outlots, subject to this Declaration, the building plans, specifications, footing
elevations, plat plan and minimum landscaping requirements and elevations must be
submitted to the Declarant, or its designated Architectural Control Committee, for
written approval as to overall appearance, quality of workmanship and materials,
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harmony of existing design including, but not limited to, exterior colors, size, location with
respect to topography and finish grade elevation, prior to commencement of any
construction on any Lot.
C. Single-family residential dwellings shall meet the following minimum square foot
requirements:
i. Single-story dwelling: 1,650 square feet
ii. Two-story dwelling: 2,000 square feet
For the purpose of determining minimum square foot requirements as set forth above,
stair openings, all finished areas of the dwelling, including closets and bathrooms shall be
included, but shall exclude open or screened porches, decks, attached garages and
basements (whether finished or not finished for living or recreational use, except in the
case of split level or raised ranch dwellings).
These minimum square footage or other requirements may be waived by the Declarant,
or its designated Architectural Control Committee, in its sole and unlimited discretion, as
it deems necessary and proper, in the event that the proposed architecture of the
structure is such as to present a pleasing appearance compatible with other structures
within the plat.
D. Each single-family residential dwelling exclusive of the condominium units on Lots __ and
__ shall not have less than two (2) and no more than four (4) automobile garage stalls
which shall be located within an attached, enclosed garage. Carports, which are defined
as structures that are intended to provide covered parking that are not enclosed on all
four (4) sides, are prohibited.
The street facing façade which includes the garage door(s) must be set further back, or
even with the front façade of the home. Exceptions may be made if there is some other
design element which makes the layout acceptable to the ACC such as a side loaded
garage or an exceptional garage door design.
E. All driveways shall be poured concrete and shall be completed within nine (9) months
from the closing date of the lot, weather permitting.
F. As shown on Exhibit B, some lots require driveways which provide adequate space for an
automobile to change direction and avoid having to back out into intersection areas.
G. Each single-family residential dwelling shall have at minimum coverage of 40% of the total
front elevation area using brick, stone or manufactured stone on the front elevation. This
requirement may be waived by the Declarant, or its designated Architectural Control
Committee, provided that such homes are held to a higher level of design standard and
material use, including, but not limited to, the use of shutters, front porch detail, accent
corners, dentils, moldings and window grills. Additionally, any extension, protrusion or
depth designed into the front elevation of the home must be fully wrapped with the same
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brick, stone or manufactured stone. The 40% coverage calculation is determined by the
total amount of brick, stone or manufactured stone measured in square feet as the
numerator, divided by the total area of the front facade, the side returns and the sides of
extensions and protrusions as the denominator.
H. All home design plans shall include trim on all exterior doors, windows and corners of the
building.
I.

Fascia shall be at least eight (8) inches wide.

J.

Texture 111 (one eleven) or similar materials shall not be permitted for exterior finish.
The Declarant, or its designated Architectural Control Committee, may adopt a list of
further prohibited exterior finishes.

K. Any fireplace, water heater or furnace chimney which is constructed of metal shall be
encased by the same siding material, brick, stone or manufactured stone used on the
house, except that portion which must be exposed as required by the building code. Any
plumbing exhaust, furnace or water heater venting shall either be on the rear portion of
the roof or on the rear or side of the structure. If located on the side of the structure,
exterior vents shall be integrated into the building’s architecture, both in material and
color to minimize visibility and the lot owner shall install reasonable screening to minimize
visual or vapor/exhaust impact for existing buildings on adjoining lots.
L. All exterior doors, including garage doors, shall be panel style doors with a trim package.
No plain or flat exterior doors shall be permitted.
M. The roof pitch must be a minimum of 6/12 for all roof styles. 30-year architectural
dimensional shingles are required. Standard 3-in-1 shingles are not permitted.
N. No fencing shall be permitted unless required by law due to a private swimming pool. If
a fence is required for this reason it shall adhere to City of Verona requirements.
O. The mailbox layout for the neighborhood can be seen on Exhibit C. The subdivision will
utilize Cluster Boxes, which include the mailbox for a number of lots in one location.
Exhibit C shows the proposed location of the boxes, but is subject to change based on
approval by the U.S. Postal Service. Owners shall acknowledge and understand that the
U.S. Postal service may require further changes prior to final installation.
P. All front and side yards and terrace areas, except tree, shrub and flower bed areas, shall
be sodded (unless an in-ground irrigation system is installed, in which case same may be
seeded); and all rear yards, except tree, shrub and flower bed areas, shall be seeded or
sodded, except that the owner(s) of any Lot may have a fruit and/or vegetable garden
within the yard provided that the same does not exceed three percent (3%) of the total
lot size and same is maintained in a clean and orderly condition. No natural or prairie
lawns shall be permitted unless authorized by the Declarant or its designated
Architectural Control Committee. The owner(s) of the Lot shall be responsible for
6

maintaining the entire Lot in a neat appearance, free of debris and noxious weeds. The
installation of the lawn is to be within nine (9) months from the date of issuance of a
building permit, weather permitting.
Q. Each Lot must provide a landscape plan to be approved by the Architectural Control
Committee. In order to assist Lot owners, Exhibit D may be utilized to provide a landscape
plan to the committee.
R. In order to achieve the development’s planned character, all home design plans shall
utilize the “coving” plan in the City-approved General Development Plan and plat of
Whispering Coves as shown on Exhibit B. Exhibit B shows the intended building setbacks
in relation to the street and to other homes. Most homes are intended to have front yard
setbacks greater than those required by the City; no homes shall be permitted unless
authorized by the Declarant or its designated Architectural Control Committee.
IV.

Whispering Coves Homeowners Association, LLC
A.

All lot owners hereby accept and acknowledge that Whispering Coves Homeowners
Association, Inc., (the “Association”) will be responsible for all maintenance required
within Common Property, as defined below. This shall include snow removal of
condominium common alley ways, maintenance of stormwater areas, park and/or
outlots throughout the subdivision, monument signage, as well as perform any and all
tasks which the Association, in their sole discretion, determines are necessary to keep
the subdivision in a clean and presentable condition.

B.

The Association shall initially be overseen by Declarant (the “Manager”), except as
limited by the Bylaws of the Association. The Manager shall have full and complete
authority, power and discretion to manage and control the Association’s affairs and the
overall maintenance of the Whispering Coves subdivision until the Manager forfeits their
rights as Manager as described below.

C.

Declarant shall serve as the Manager for ten (10) years from the date of recording the
final plat or after seventy-five percent (75%) of the lots within the Property (excluding
outlots) have been sold, whichever occurs first. At that time, Declarant may elect to
assign all of their rights as the Manager to the Owners of the Association, as shown on
Exhibit A.

D.

The Owners of the Association shall be responsible for electing management officials
(the “Officials”) at the time Declarant forfeits their responsibilities as the Manager. The
affairs of the Association will then be managed by the Officials. The Officials shall be
selected in the manner, and shall have such duties, powers and responsibilities as are
set forth herein and the Operating Agreement of the Association, as amended from time
to time, and as may be provided by the laws of the State of Wisconsin.
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E.

V.

The Officials or Manager shall have the right to assess both regular annuyal assessments
and special assessments for the purposes set forth herein. The initial annual assessment
shall be $100.00 per Lot and shall be due and payable by January 31 of each year. As
each individual Lot is sold by the Declarant, the Lot Owner shall pay a prorated annual
assessment for the remainder of the calendar year at closing. Unpaid assessments shall
accrue interest at the rate of twelve (12%) per annum and shall constitute a lien on the
Lot. The Association shall be entitled to legal fees incurred by the Association in
collecting any unpaid assessments from a Lot Owner.

Ownership of Outlots, Common Property, and Maintenance of Stormwater Improvements
A. “Common Property” shall include all those areas located in the Development which are
not contained within a Lot and which are intended for common use or are necessary or
convenient to the existence, maintenance or safety of the Development. Traffic circles,
drainage easements and swales located on such properties which are not the
responsibility of an individual Lot Owner, the City of Verona or any other public or private
utility service to maintain, shall also be deemed Common Property and shall be
maintained by the Association.
B. “Common Property” may also include any additions thereto designated by the Declarant
or the Association in any subsequent amendment to this Declaration, and all
improvements located on said property, which are intended to be devoted to the
common use and enjoyment of members, Owners and Occupants. Declarant may, by
subsequent amendment or easement, designate parts of certain private lands within the
Development as Common Property, rendering the Association responsible for
maintenance thereof, without subjecting the same to the ownership provisions contained
in this section.
C. Each Lot in the Subdivision shall have, appurtenant to such Lot, an undivided ownership
interest in the Association. The undivided percentage interest in the Association (the
“Percentage Interest”) appurtenant to each Lot shall be as set forth on Exhibit A attached
hereto.
D. Each Lot’s Percentage Interest in the Association is an undivided interest appurtenant to
the Lot and may not be transferred separately from, or severed from, title to the Lot.
E. Any related storm water facilities, detention ponds, culverts, catch basins, swales, and
other similar improvements (collectively, the “Stormwater Improvements”) to Outlots __,
__, and __, and the easement areas located on Lot __ and Lot __, as depicted on the
Subdivision plat, shall be maintained by the Lot owners in accordance with the Best
Management Practices set forth in the approved Stormwater Management Plan (the
“Management Plan”) on file with the City of Verona, or its successor. Maintenance costs
shall be shared and paid by the Lot owners in proportion to their Percentage Interest.
F. The City is authorized to access all Outlots and stormwater easement areas depicted on
the plat of Whispering Coves to conduct inspections of the Stormwater Improvements as
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necessary to ascertain that said improvements are being operated and maintained in
accordance with the Management Plan and acceptable engineering standards.
G. If the Association and/or Lot owners fail to maintain and repair the Stormwater
Improvements, the City is granted the right to maintain and repair said Outlots and
improvements in accordance with the Management Plan or otherwise as the City
determines is reasonably necessary. The cost of any maintenance and repair measures
undertaken by the City pursuant to this Declaration shall be assessed against the Lots in
proportion to the Lot owners’ Percentage Interest in accordance with the provisions of
Sec. 66.0627, Wis. Stats. Any such assessment against a Lot that is not paid by a Lot owner
within sixty (60) days after billing shall be deemed a delinquent special charge and shall
become a lien upon the non-paying owner’s Lot. Such delinquent charges shall be
extended upon the current or next tax roll as a delinquent tax against the Lot for which
payment has not been received by the City, and all proceedings in relation to the
collection, return and sale of property for delinquent real estate taxes shall apply to such
special charges.
VI.

Discharge of Rooftop Storm Water Runoff from Individual Lots
A. Roof water runoff shall be directed to a permeable surface such as grass or planting bed
within each respective lot. Roof water runoff shall not be allowed to flow directly to the
storm water drainage system serving the plat of Whispering Coves.
B. Each rooftop shall include a storm water discharge system designed and constructed to
infiltrate not less than the first one (1) inch of runoff from the rooftop by directing and
discharging storm water onto a permeable area with the Lot (such as grass, gardens,
swales and/or rain gardens planted with perennial plants or grasses) or caught in rain
barrels for later use for the watering of the lawn or garden areas.
C. All such storm water systems designed and constructed in compliance with the foregoing
shall be maintained in good and functioning condition and repair and not allowed to be
removed or significantly altered (such as the grassing over of a rain garden or filling in of
a swale) unless replaced by an equivalent system with respect to such infiltration or
capture and re-use.

VII.

Neighborhood/Subdivision Identification Signs
A. The Declarant, or its designated Architectural Control Committee, may obtain such
easements as it deems beneficial for the design, construction and placement of
neighborhood/subdivision identification sign and related landscaping.
If a
neighborhood/subdivision identification sign easement is obtained, the Declarant may
design, construct, place and maintain such neighborhood/subdivision signage and
landscaping. The owners of each Lot shall contribute equally for the design, construction
and placement of such neighborhood/subdivision identification sign and related
landscaping.
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B. Identification signs for the condominium sites on Lots __ and __ of the plat shall be owned
and maintained by the owners of each condominium unit within each Lot, respectively.
Owners shall contribute equally for the design, construction and placement of each such
sign and related landscaping within each condominium site.
VIII.

Prohibited Structures and Activities
A. Only three (3) domestic animals may be kept on any Lot. All such domestic animals shall
be housed within the principal structure. Commercial animal boarding, breeding,
kenneling or treatment is expressly prohibited, whether for fee or not. No resident of any
Lot may keep a dog upon the Lot whose barking creates a nuisance or which dog displays
vicious tendencies. The owner(s) of such Lot shall keep the Lot free from feces from said
dog.
B. Accessory buildings are expressly prohibited except when approved in writing by the
Declarant or its designated Architectural Control Committee. Any such accessory building
shall be designed and built consistent with the principal structure.
C. No above-ground swimming pools shall be permitted, except seasonal small children’s
pools which are assembled annually no earlier than June 1 and disassembled and
removed no later than September 15, shall be permitted.
D. No trailer, basement, tent, garage, barn or accessory building shall at any time be used as
a residence; temporary or permanently.
E. Parking shall be prohibited on any portion of Lot except the driveway and garage.
F. Parking of service vehicles as well as storage of boats, travel trailers, mobile homes,
campers and other recreational vehicles shall be prohibited unless same are kept in the
garage. This shall not prohibit the temporary storage of said vehicles for the purpose of
loading or unloading. No junked or disabled vehicles may be left on the exterior grounds
of any Lot longer than forty eight-(48) hours. Parking of service vehicles, except service
vehicles owned by companies performing service on the Lot upon which the vehicle is
parked, is prohibited.
G. No satellite dishes (except 24-inch or smaller dishes) or outdoor antenna, or amateur
radio towers and antenna shall be permitted except as permitting as required by federal,
state or local law. All such dishes, antennas and towers, where permitted, shall be placed
to minimize visual impact upon the adjoining Lots. Placement other than the rear of the
principal structure/Lots shall be subject to the approval of the Declarant or its designated
Architectural Control committee.
H. No solar panels shall be permitted without the written Declarant, or its designated
Architectural Control Committee, which shall consider the location, construction and
impact of the solar panels upon the adjoining Lots and the subdivision.
I.

Earth shelter / berm structures shall not be permitted.
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J.

No building previously erected elsewhere shall be moved upon any Lot except new
panelized construction as approved by the Declarant or its designated Architectural
Control Committee.

K. Except for Lots owned by the Declarant, no signs except real estate “For Sale” signs,
contractor construction signage during the period of construction or political
advocacy/candidate signs during election periods shall be permitted. Said signage shall
be limited to one (1) professional sign of not more than one (1) square foot, one (1) sign
of not more than six (6) square feet advertising the property for sale or for rent, or signs
without regard to size, used by the Declarant, a builder or licensed real estate broker to
advertise the property during the construction and sales period or to identify the
development and/or the Declarant.
L. No Lot subject to this Declaration shall be used or maintained as a dumping ground for
trash, rubbish, garbage or other waste materials (including rocks or cement or other
construction debris). Trash, rubbish, garbage or other waste shall not be kept on any said
Lot except in sanitary containers which shall be kept in clean and sanitary condition. No
lawn clippings or leaves or garden waste may be kept on any said Lot except in composting
containers located in the backyard at least ten (10) feet from any common Lot line, except
leaves, shrub trimmings, tree trimmings and other garden cuttings may be kept on terrace
area adjacent to any Lot for up to one (1) week to facilitate municipal pick-up, if available.
IX.

Time Period for Covenants; Amendments; Severability; Code Requirements; Enforcement
A. This Declaration shall run with the land and shall be binding upon all owners of Lots
subject to this Declaration for a period of thirty (30) years from the date this Declaration
is recorded in the office of the Dane County Register of Deeds, after which time, it shall
automatically stand renewed for successive ten (10) year periods unless an instrument
amending or terminating this Declaration in whole or in part is signed by the owners of at
least two-thirds (2/3rds) of the Lots subject to this Declaration. As long as the Declarant
owns any Lots subject to this Declaration, no amendment or termination shall be effective
unless the Declarant concurs in writing.
B. Notwithstanding any provision of these covenants, conditions, restrictions and
easements, no structure constructed in the plat shall be in violation of any government
zoning or building codes. In case any of these covenants, conditions, restrictions and
easements herein are contrary in part or in total with any government zoning or building
code, the government zoning or building code shall control. In case these covenants,
conditions, restrictions and easements are more restrictive than a government zoning or
building code or a government zoning or building code is more restrictive than these
covenants, conditions, restrictions and easements, the more restrictive shall apply.
C. Invalidation of any one of these covenants, conditions, restrictions and easements shall
in no way affect any other provisions, which other provisions shall remain in full force and
effect.
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D. So long as Declarant owns any Lots in the plat of Whispering Coves, Declarant reserves
the right to submit some or all of said Lots as a site for the Parade of Homes of the
Madison Area Builders Association. In the event that some or all of said Lots are selected
as a site for a Parade of Homes, this Declaration of covenants, conditions, restrictions and
easements shall, as to the Lots enrolled in the Parade of Homes, for a limited period of
time ending forty-eight (48) hours after the conclusion of the Parade of Homes, be
deemed temporarily altered and modified, to the extent necessary, to permit the
Madison Area Builders Association to hold its Parade of Homes in this plat of Whispering
Coves in conformance with current Parade Rules and Checklist of the Madison Area
Builders Association. All purchasers of Lots, and/or their successors and assigns, shall take
title subject to this specific reservation by the Declarant and shall waive all rights to object
to violations of this Declaration of covenants, conditions, restrictions and easements by
the Declarant, the Madison Area Builders Association, or any of the builders or
participants in the Parade of Homes for the period of the Parade of Homes as set forth
above, including the closing of any public streets in the Parade of Homes area. All Lot
owners appoint the Declarant their attorney-in-fact to execute all necessary petitions;
applications and consents to facilitate street closings for the Parade of Homes.
E. The provisions of this Declaration may be enforced by the Declarant, or its designated
Architectural Control Committee, or the owner(s) of any Lot. The successful party in an
enforcement action shall be entitled to recover all costs of enforcement, including
reasonable and necessary attorney’s fees.
F. This Declaration shall be interpreted consistent with the laws of the State of Wisconsin.
Jurisdiction and venue shall lie with the Circuit Court for Dane County, Wisconsin. This
Declaration shall be binding upon each owner(s) of a Lot and his or her successors and
assigns and shall run with the land. Invalidation of any of the provisions herein shall in no
way effect any other provision of this Declaration, same to remain in full force and effect.
G. Notice is hereby given to all owners of lots within the Whispering Coves development
that the gateway development along County Highway M contains lots which are subject
to an erosion control permit issued by the City of Verona to the developer of those lands
to conduct material fill operations for the preparation of developable lots.
Furthermore, the lots immediately east of the lots within the Whispering Coves
subdivision are planned for higher density multifamily and commercial uses, subject to a
Planned Unit Development approved by the City of Verona. The specific terms of the
City-approved permits and plans can be obtained from the City of Verona.

[Signature page follows.]
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IN WITNESS WHEREOF, the Declarant has caused this Declaration to be executed as of the
Effective Date.

DECLARANT:
NORTH NEIGHBORHOOD, LLC
By: ____________________________________
David M. Jenkins, Manager

ACKNOWLEDGEMENT
STATE OF WISCONSIN
COUNTY OF DANE

)
) SS.
)

Personally came before me this ___ day of _____________________, 2018, the above-named
David M. Jenkins, to me known to be the person who executed the foregoing instrument in such capacity
and acknowledged the same.
____________________________________________
Notary Public, State of Wisconsin
My Commission Expires: ________________________

THIS INSTRUMENT DRAFTED BY:
Reijo Wahlin
Forward Development Group
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Exhibit A
Percentage Ownership Interest in the Association
Lot
1 (Block 1)
2 (Block 1)
Etc.

Ownership
1/337
1/337

Lot

Ownership

TOTAL: 337/337
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Exhibit B
Building Envelope & Driveway Guide
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Exhibit C
Mailbox Locations
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Exhibit D
Landscape Selections
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MADISON ▌ MILWAUKEE ▌ KENOSHA ▌APPLETON
A. FRONT YARD - DECIDUOUS SHADE TREE
NORTHERN PIN OAK
NEW HORIZON ELM
SUGAR MAPLE

B. FRONT YARD - EVERGREEN TREE
BLACK HILLS SPRUCE
AUSTRIAN PINE
NORWAY SPRUCE

C. FRONT YARD - LARGE DECIDUOUS SHRUB
COMMON WITCHHAZEL
BLOODGOOD JAPANESE MAPLE
APPLE SERVICEBERRY

D. FRONT YARD - MEDIUM DECIDUOUS SHRUB

B

ANNABELLE HYDRANGEA
DART'S GOLD NINEBARK
SPRING GREEN COMPACT CRANBERRYBUSH

SOD (TYP)

A

E. FRONT YARD - SMALL DECIDUOUS SHRUB
SNOWHILL HYDRANGEA
BLOOMERANG DARK PURPLE LILAC
SOD (TYP)

L
L
D

F

I

I
G
E J

MOUNT AIRY FOTHERGILLA

C

F. FRONT YARD - SMALL DECIDUOUS SHRUB
ALPINE CURRANT
SONIC BLOOM WEIGELA
GOLDEN GUINEA JAPANESE KERRIA

O
L
I

G. FRONT YARD - PERENNIAL

H

SUM AND SUBSTANCE HOSTA
TINY MONSTER GERANIUM
AUTUMN FROST HOSTA

WASHED STONE MULCH (TYP)

H. FRONT YARD - PERENNIAL

K

FRANCES WILLIAMS HOSTA
WIDE BRIM HOSTA

H

BLUE ANGEL HOSTA

I. FRONT YARD - PERENNIAL

SOD (TYP)

ASTILBE VISIONS
FANAL RED ASTILBE
SOD (TYP)
BERRY TIMELESS CORAL BELLS

O

J. FRONT YARD - PERENNIAL
WASHED STONE MULCH (TYP)

O

O

BEARDED IRIS

DEAMII BLACK-EYED SUSAN

O

WALKERS LOW CATMINT

K. FRONT YARD - PERENNIAL
ROYAL STANDARD HOSTA
ZAGREB COREOPSIS
AUTUMN JOY SEDUM

L. FRONT YARD - PERENNIAL

WASHED STONE MULCH (TYP)

N

SEED (TYP)

M
SEED (TYP)

STELLA DE ORO DAYLILY
MAY NIGHT PERENNIAL SALVIA
BIOKOVO GERANIUM

M. BACK YARD - MEDIUM DECIDUOUS SHRUB
PURPLE SMOKE BUSH
LIMELIGHT HYDRANGEA
AUTUMN JAZZ VIBURNUM

N. BACK YARD - UPRIGHT EVERGREEN

SEED (TYP)

IOWA JUNIPER
STAR POWER JUNIPER
UPRIGHT YEW

O. FRONT & BACK YARD - ORNAMENTAL GRASS
KARL FOERSTER FEATHER REED GRASS
SHENANDOAH RED SWITCHGRASS
NORTHWIND SWITCHGRASS
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MADISON ▌ MILWAUKEE ▌ KENOSHA ▌APPLETON

1 " WIDE NYLON STRAPPING MATERIAL
SEE NOTES FOR MULCH
SPECIFICATIONS

(3) 2" SQ. OR 2 1/2" DIA.
WOODEN STAKES

SAUCER MOUND AROUND SHRUB
PROPOSED GRADE
12" MIN.

REMOVE BURLAP, TWINE
AND/OR WIRE FROM UPPER
HALF OF ROOT BALL

STRAPPING ATTACHMENT
AND STAKING DETAIL

TOPSOIL OR PLANTING MIXTURE

NYLON STRAPPING MATERIAL
WOODEN STAKES - THREE PER TREE

NOTE:
1. ROOT FLARE TO BE EXPOSED.
2. DIG HOLE NO DEEPER THAN BASE OF ROOT BALL TO FLARE.

SEE DETAIL
ABOVE

ROOT FLARE MUST BE AT GRADE
SEE NOTES FOR MULCH
SPECIFICATIONS
SAUCER MOUND AROUND TREE

12" TYP.

PROPOSED GRADE

TOPSOIL
REMOVE BURLAP, TWINE, AND
WIRE FROM UPPER HALF OF BALL
POSTS TO EXTEND 18" BELOW
TREE PIT INTO UNDISTURBED GROUND
NOTE:
UNDISTURBED GROUND.
1. ROOT FLARE TO BE EXPOSED.
2. DIG HOLE NO DEEPER THAN BASE OF ROOT BALL TO FLARE.
3. ROOT BALL TO BE SET ON UNDISTURBED GROUND.

SEE NOTES FOR MULCH
SPECIFICATIONS
SAUCER MOUND AROUND PERENNIAL
PROPOSED GRADE
12" MIN.
REMOVE ENTIRE CONTAINER FROM
ROOTS AND SPREAD ROOTS OUT
CAREFULLY

PLANTING MIXTURE
EXISTING SOIL
NOTE:
1. ROOT FLARE TO BE EXPOSED

N.T.S.

SEE NOTES FOR MULCH
SPECIFICATIONS
SAUCER MOUND AROUND TREE
PROPOSED GRADE
2" MIN.

18" MIN.

REMOVE BURLAP, TWINE AND
WIRE FROM UPPER HALF OF BALL
TOPSOIL
SEE NOTES FOR MULCH SPECIFICATIONS

NOTE:
1. ROOT FLARE TO BE AT GRADE.
2. DIG HOLE NO DEEPER THAN BASE OF ROOT BALL TO FLARE.

4" MIN.
6" MIN.

PROPOSED GRADE

5'' POLYETHYLENE
EDGING
3/8" GALVANIZED STEEL SPIKE
8"-10" LONG
EXISTING SOIL

SEE NOTES FOR MULCH
SPECIFICATIONS

N.T.S.

SAUCER MOUND AROUND SHRUB
PROPOSED GRADE
12" MIN.
REMOVE BURLAP, TWINE
AND/OR WIRE FROM UPPER
HALF OF ROOT BALL
TOPSOIL OR PLANTING MIXTURE

NOTE:
1. ROOT FLARE TO BE EXPOSED.
2. DIG HOLE NO DEEPER THAN BASE OF ROOT BALL TO FLARE.
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TECHNICAL MEMORANDUM
To:

Theran Jacobson, P.E.
Public Works Director
City of Verona

5400 King James Way, Suite 200
Madison, Wisconsin 53719
608-663-1218
www.klengineering.com

From: Kevin Wehner, P.E., PTOE
KL Engineering, Inc.
CC:

Bill Dunlop, P.E.
Senior Project Consultant
JSD Professional Services, Inc.

Date: December 19, 2018
Subject: Whispering Coves Development Traffic Impact Analysis Addendum – Verona, WI

Introduction
Forward Development Group, LLC is proposing to construct a development on parcels of land located
within an area bordered by County Trunk Highway M (CTH M), County Trunk Highway PD (CTH PD),
Northern Lights Road, and Cross Country Road, in Verona, WI. The development is referred to as the
Whispering Coves Development and was previously known as the North Neighborhood Development. A
project location map is provided in Exhibit 1. A Traffic Impact Analysis (TIA) was performed for this
development and submitted to the City of Verona on May 25, 2018. A revised TIA was submitted on
October 15, 2018 after changes were made to the full buildout access design. All references to the revised
TIA refer to the TIA revision submitted on October 15, 2018.
Subsequent to the submission of the revised TIA, another new full buildout access design for the
development was identified. This design is based on input from City of Verona Staff. The TIA included an
interim access configuration that would facilitate partial buildout of the development until the full buildout
and corresponding accesses could be completed. This configuration is also affected by changes to the full
buildout access design.
The developer has requested that KL Engineering evaluate the newly proposed development access
design and summarize the evaluation so that the information may be provided to the City of Verona.

Purpose and Objective
The purpose of this memorandum is to act as a supplement to the revised TIA and provide the following
information:
•
•
•

An overview of the currently proposed site access design, including the phased implementation
Updated full buildout TIA analysis results for CTH M, along which access changes are proposed
Operational analysis results for the newly identified temporary access design

Access Phasing
Three access phases are anticipated with the development. In chronological order, they are the
Temporary, Interim, and Full Buildout phases. The revised TIA included only an interim and a full buildout
access phase. The temporary access phase is proposed because the developer does not control the land
required to complete either of the interim or the full buildout access phases.
Full Buildout Access Phase
The final, full buildout access design currently proposed with the Whispering Coves Development is shown
on the site plan provided in Exhibit 2. This design deviates from that presented in the revised TIA due to

Whispering Coves Development TIA Addendum

December 2018

locations of proposed roadway connections on CTH M. Some changes to the internal roadway
configuration were also made.
The proposed full buildout access design includes two roadway connections on the west side of CTH M,
one located opposite of Ineichen Drive (Street N), and one located opposite of Stony Ridge Circle North
(Street A). These intersections, along with the intersection of CTH M with CTH PD, are all located roughly
one quarter mile apart from one another. The intersection of CTH M with Ineichen Drive/Street N is planned
to have traffic signal control, an assumption unchanged from the revised TIA.
Temporary Access Phase
A temporary access point is proposed on CTH M opposite of Stony Ridge Circle North, in the same location
as the permanent roadway connection currently being considered there. The temporary access would
consist of a small, two-lane (one receiving) approach to the intersection. A design for this temporary access
point is shown in Exhibit 3. This access is proposed because the developer does not control the land
required to construct the permanent roadway connection at this location in the configuration recommended
with the revised TIA or this memorandum.
Interim Access Configuration
The developer anticipates that the Street N permanent roadway connection into the development will be
completed before the permanent Street A connection. This assumption is based on current negotiations
with adjacent property owners. Therefore, the Interim access phase assumes the completion of the Street
N permanent roadway connection and the previously completed temporary access point.
No analysis is provided for this access phase and associated development buildout. The recommended
intersection improvements included in this memorandum and the revised TIA are based on full buildout
traffic volumes. The interim analysis included in the revised TIA was performed for the purpose of
estimating the development buildout resulting in signal warrants being met at the interim roadway
connection. Currently proposed access changes are not anticipated to substantially change these
thresholds and warrants were not revisited.

Full Buildout TIA Analysis Update
Changes to the access proposed with the development will result in changes to traffic patterns on CTH M
from those presented in the revised TIA. The full buildout horizon year total traffic volume scenario was
therefore reevaluated to confirm and update recommendations included in the revised TIA.
Background
The previous access design included in the revised TIA revision is summarized in Exhibit 4. That design
assumed one private driveway opposite of the proposed location of Stony Ridge Circle North, and one new
roadway connection opposite of Stony Ridge Circle South. The new design relocated the south connection
and assumes the north connection opposite of Stony Ridge Circle North will be a public roadway rather
than a driveway.
Study Area
The study area for this update was determined based on the area of significant influence of the access
configuration change. Therefore, only intersections along CTH M and the reconfigured internal
intersections are included in the study area for this reassessment. For more information regarding the
study area intersections and roadways, refer to the revised TIA.
Proposed Development
Apart from the layout and access changes presented in this memorandum, no other changes to the
development are proposed. In summary, the development includes 160 acres of single-family housing and
40 acres of mixed-use commercial and multi-family land uses. Off-site development assumptions remain
unchanged. For more information, refer to the revised TIA.
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Projected Traffic
Trip generation and overall distribution remain unchanged from that presented in the revised TIA. Trip
assignment was reevaluated based on the new access configuration. This evaluation considered only the
horizon year full buildout scenario. This scenario includes all on-site and off-site development and
background traffic for the year 2028. Year 2028 background traffic volumes we taken from the revised TIA
and are shown in Exhibit 5.
On-site and off-site development trips were assigned to the network based on the original trip distribution
and the updated site access configuration. The following list outlines the various updated development
traffic volume components and the exhibit wherein they are summarized:
•
•
•
•
•
•

Horizon Year On-Site Driveway Trips
Horizon Year On-Site New Trips
Horizon Year On-Site Pass-By Trips
Horizon Year Off-Site Driveway Trips
Horizon Year Off-Site New Trips
Horizon Year Off-Site Pass-By Trips

–
–
–
–
–
–

Exhibit 6
Exhibit 7
Exhibit 8
Exhibit 9
Exhibit 10
Exhibit 11

As described in the revised TIA, some existing trips were reassigned because of new connections formed
through the development between existing roadways. These reassignments are shown in Exhibit 12.
Traffic volumes anticipated during the horizon year (2028) with full buildout of on-site and off-site
development were determined by taking the sum of 2028 background traffic, background traffic
reassignments, full buildout on-site driveway trips, and off-site driveway trips. This volume scenario is
referred to as Horizon Year Total Traffic. These volumes are summarized in Exhibit 13.
Reconfiguration of internal roadways and access points on CTH M does have some impact to anticipated
volumes at intersections outside of the CTH M corridor. However, these changes were not significant and
are not anticipated to result in consequential changes to estimated future traffic operations. While volumes
at these access points are not summarized in this memorandum, this information will be made available
upon request.
Traffic and Improvement Analysis
Analysis for the horizon year full buildout total traffic scenario was reevaluated to account for the proposed
changes to site access. This analysis was performed using Horizon Year Total Traffic volumes and
anticipated roadway network with improvements. The software program Synchro was used to implement
the Highway Capacity Manual 6th Edition (HCM 6) traffic analysis methodologies for all delay analysis as
well as queue lengths for the stop-controlled intersection. Synchro traffic analysis methodology was used
to estimate queues at signalized intersections.
Capacity and LOS analysis of the Horizon Year Total Traffic volume scenario with recommended
improvements is summarized in Table 1.
Table 1. Horizon Year Total Traffic Level of Service by Movement
Intersection
CTH PD & CTH M
CTH M & Street A/
Stony Ridge Cir North
CTH M & Street A/
Ineichen Drive

Peak
AM
PM
AM
PM
AM
PM

Eastbound
L
T
R
C
D
C
B
D
C
C
B
B
F
B
B
D
C
C
D
D
D

Movement
Westbound Northbound
L
T
R
L
T
R
D
A
A
D
C
B
D
A
A
D
D
C
C
C
C
A
A
A
F
F
F
A
A
A
D
C
C
A
A
A
D
D
D
A
A
A

3

Southbound
L
T
R
D
B
A
D
C
A
A
A
A
A
A
A
A
A
A
A
A
A

Intersection
C
D
A
A
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All movements are anticipated to operate at LOS D or better except for side street movements at the
intersection of CTH M with Street A. Failing movements are common on stop-controlled side street
approaches to intersections with major roadways. If drivers find these delays unacceptable, they are
anticipated to utilize one of the many other access points to reach CTH M or CTH PD.
Horizon Year Total Traffic 95th percentile queues are shown in Exhibit 14. Analysis outputs are available
upon request.
Improvements included with the full buildout scenario in the revised TIA were used with the analysis with
the following updates:
CTH M intersection with Street A
• Provide a 150-foot northbound right turn lane.
• Provide a 150-foot southbound right turn lane.
• Provide a 200-foot northbound left turn lane.
• Provide a 150-foot southbound left turn lane.
• Construct the west approach of the intersection with the following features:
o Provide a 100-foot eastbound left turn lane.
o Provide one shared eastbound through-right turn lane.
o Restrict access and space intersections along Street A for a minimum of 300’ from CTH M.
• Provide a single lane on the westbound Stony Ridge Circle North approach.
• Control both side street approaches with stop signs.
• Further analysis may be warranted as the NE off-site develops and more details become available.
CTH M intersection with Street N/Ineichen Drive
• Provide a 200-foot northbound left turn lane.
• Provide a 150-foot northbound right turn lane.
• Provide a 175-foot southbound left turn lane.
• Provide a 150-foot southbound right turn lane.
• Construct the west approach of the intersection with the following features:
o Provide a 200-foot eastbound left turn lane.
o Provide one shared through-right turn lane.
o Restrict access and space intersections along Street A for a minimum of 325’ from CTH M.
• Install a traffic signal when warranted.
Street A intersection with Street N North – Reconfigured Internal Intersection
• Provide a 125-foot left turn lane and one shared through-right turn lane on the eastbound Street A
approach.
• Provide one shared left-right turn lane on the southbound Street N approach.
• Provide a single shared through-right lane on the westbound Street A approach
• Control the Backage Road approach with a stop sign.
Street N with Blue Ice Pass – Reconfigured Internal Intersection
• Provide a 125-foot left turn lane and one through lane on the northwest bound Street N approach,
• Provide one shared left-right turn lane on the northeast bound Blue Ice Pass approach.
• Provide a single shared through-right turn lane on the southeast bound Street N approach.
• Control the Blue Ice Pass approach with a stop sign.
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Street N with Street A – Reconfigured Internal Intersection
• Provide a 125-foot left turn lane and one through lane on the westbound Street A approach,
• Provide one shared left-right turn lane on the northbound Street N approach.
• Provide a single shared through-right turn lane on the eastbound Street A approach.
• Control the Street N approach with a stop sign.
These recommendations have not changed significantly from those included in the revised TIA. They are
recommended with the build phase of the development, or as these intersections are constructed. They
are summarized in Exhibit 15. These recommendations and those contained in the revised TIA should be
reevaluated as more details are known about the off-site developments.

Temporary Access Evaluation
The developer for the Whispering Coves Development does not control the land required to complete the
CTH M intersections with Street A or with Street N as proposed with the full buildout access design.
Therefore, a temporary access design has been identified to facilitate the initial stages of the development.
This design was evaluated for feasibility and to identify anticipated intersection operations at various
development thresholds.
Approval of this access is assumed to be contingent on many different considerations. Therefore, this
evaluation was performed in order to provide background information to the developer and the City.
Study Area
This evaluation was limited to the proposed temporary access point intersection with CTH M.
Buildout Assumptions
This evaluation was performed assuming a limited buildout would be supported by the temporary access
configuration, based in part on an operational analysis. The developer has requested that this analysis
focus on the single-family housing and the on-site multi-family housing land uses. Two buildout scenarios
were identified and are summarized below:
•
•

Temporary Buildout Scenario 1:
o full buildout of the east 40 acres of single-family land use
o full buildout of the on-site multi-family land use
Temporary Buildout Scenario 2:
o full buildout of the east 40 acres of single-family land use
o 50% buildout of the on-site multi-family land use

Proposed Temporary Access Point
The temporary access point is proposed at the same location as the Street A approach to CTH M. The
design is based on providing a two-lane approach to the planned intersection of CTH M with Stony Ridge
Circle North within the existing right-of-way and land currently controlled by the developer. This access
design is shown in Exhibit 3.
Analysis Traffic Volumes
Analysis volumes for this evaluation were based on year 2018 background traffic volumes and trip
generation performed with the revised TIA. Year 2018 Background Traffic Volumes are summarized in
Exhibit 16.
Year 2018 background volumes were chosen because of the temporary nature of the access point.
Trip generation for the two land uses included in the interim buildout are summarized in Table 2.
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Table 2. Temporary Access Buildout Trip Generation
Area

Land Use

East Res. Single Family Detached
E. 40 Ac.

Multifamily Housing
(Mid-Rise)

Weekday
Daily Trips
(rate)

ITE Land
Use Code

Size

210

96 Units

221

580 Units

AM Peak
In
(%)

Out
(%)

PM Peak
Total
(rate)

In
(%)

Out
(%)

Total
(rate)

905

20

50

70

60

35

95

(9.45)

(25%)

(75%)

(0.72)

(63%)

(37%)

(0.97)

3,160

50

140

190

145

95

240

(5.45)

(26%)

(74%)

(0.33)

(61%)

(39%)

(0.41)

A multimodal trip reduction of 5%, consistent with the revised TIA, was applied to the trip generation for
each land use.
Trips were assigned to the roadway network based on the residential trip distribution pattern used in the
revised TIA. The trip distribution pattern is summarized below:
•
•
•
•

30% to/from the north via CTH M
45% to/from the south via CTH M
20% to/from the east via CTH PD
5% to/from the west via CTH PD

Driveway trips for the single and multi-family land uses are summarized in Exhibit 17 and Exhibit 18,
respectively.
Traffic volumes for Temporary Buildout Scenario 1 were determined by adding single-family driveway trips
(Exhibit 17), multi-family driveway trips (Exhibit 18), and year 2018 background traffic volumes (Exhibit 16).
These volumes are summarized in Exhibit 19.
Traffic volumes for Temporary Buildout Scenario 2 were determined by adding single-family driveway trips
(Exhibit 17), 50% of the multi-family driveway trips (Exhibit 18), and year 2018 background traffic volumes
(Exhibit 16). These volumes are summarized in Exhibit 20.
Base Year Temporary Access Traffic Operations
Traffic operations under Temporary Buildout Scenario 1 and 2 were analyzed using the software program
Synchro to implement the HCM 6 traffic analysis methodologies. Levels of service under Temporary
Buildout Scenario 1 are summarized in Table 3.
Table 3. Temporary Buildout Scenario 1 Level of Service by Movement
Intersection

Peak

CTH PD & Stony Ridge Cir
North/Temporary Access

AM
PM

Eastbound
L
T
R
E
E
E
F
F
F

Movement
Westbound Northbound
L
T
R
L
T
R
D
D
D
A
A
A
E
E
E
B
A
A

Southbound
L
T
R
A
A
A
A
A
A

Intersection
-

High delays and failing side street levels of service are anticipated under Buildout Scenario 1. Average
delay for the eastbound temporary access point approach is 45 and 175 seconds per vehicle during the
morning and afternoon peak hour, respectively.
Delays anticipated under Buildout Scenario 1 as estimated using HCM 6 would not generally be considered
tolerable by motorists. When motorists become frustrated by long delays, they may alter their travel pattern
(e.g. a right turn followed by a u-turn in place of a left turn) or feel pressured to make movements utilizing
traffic gaps that are unsafe.
The HCM 6 based delay estimates do not account for the influence of the traffic signal at the intersection
of CTH M with CTH PD. This is because the HCM 6 methodology only considers the influence of adjacent
6
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traffic signals that are part of a coordinated traffic signal corridor. Preliminary microsimulation traffic
modelling estimates significantly lower delays than HCM 6 does for the temporary access point, when
modelled with the adjacent traffic signal. Therefore, actual delays are anticipated to be lower than
estimated using the HCM 6 methodology.
Temporary Buildout Scenario 1 95th percentile queues are shown in Exhibit 21. Analysis outputs are
available upon request.
Levels of service under Temporary Buildout Scenario 2 are summarized in Table 4.
Table 4. Temporary Buildout Scenario 2 Level of Service by Movement
Intersection

Peak

CTH PD & Stony Ridge Cir
North/Temporary Access

AM
PM

Eastbound
L
T
R
E
E
E
F
F
F

Movement
Westbound
Northbound
L
T
R
L
T
R
D
D
D
A
A
A
B
A
A
E
E
E

Southbound
L
T
R
A
A
A
A
A
A

Intersection
-

High delays and failing side street levels of service are anticipated under Temporary Buildout Scenario 2
as well. However, average delay for the eastbound temporary access point approach is more moderate at
25 and 60 seconds per vehicle during the morning and afternoon peak hour, respectively. These delays
are significantly lower than those estimated under Temporary Buildout Scenario 1. Failing movements with
moderate delays are common on stop-controlled side street approaches to intersections with major
roadways. Additionally, these delays also may be overestimated by HCM 6 by not considering the influence
of the nearby traffic signal.
Temporary Buildout Scenario 2 95th percentile queues are shown in Exhibit 22. Analysis outputs are
available upon request.
Traffic operations under Temporary Buildout Scenario 2 are anticipated to be generally acceptable for a
stop-controlled driveway on an arterial roadway. Traffic operations under Temporary Buildout Scenario 1
may not be acceptable and safe. Therefore, if no permanent roadway connections are constructed and
buildout in excess of Buildout Scenario 2 is proposed, a revised analysis is recommended. This analysis
should also be revisited when buildout of non-residential land uses is proposed.
All movements on CTH M are anticipated to operate at LOS B or better under both temporary access
buildout scenarios.
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Conclusions
Information presented in this report is intended to provide background information and updated traffic
analysis results related to a new access design proposed within the Whispering Coves Development. The
following conclusions are based on the information presented:
•
•

•

A new access design for the full buildout of the Whispering Coves Development has been
proposed. This new design would require construction of a temporary access to facilitate
development before the permanent access points are constructed.
The Horizon Year Total Traffic analysis scenario of the revised TIA has been updated to reflect the
new access design. Conclusions related to this updated analysis include the following:
o Recommendations for improvements to the public roadway network for the full buildout of
the development are not significantly different from recommendations included in the
revised TIA.
o Implementation of the recommended full buildout roadway improvements and updated
access design is expected to promote safe and efficient operations throughout the study
area.
Analysis was performed to help determine the feasibility of the proposed temporary access. An
amount of buildout (Buildout Scenario 2) resulting in delays typical for a stop-controlled side street
approach was identified. Additional analysis is recommended when buildout exceeds Buildout
Scenario 2.
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Permits issued as of December 31, 2018

Project Name

Applicant

Location

Status

Project Details

Pending Projects
Festival Foods

Commercial Horizons

Whispering Coves

Forward Development
Group

Doerfer Properties

Forward Development
Group

841 N. Main Street

Forward Development
Group

Veridian/Cathedral Point
Reddan Soccer Park

MREC VH Cathedral
Point LLC
Madison Area Youth
Soccer Association

660 Hometown Circle

Erosion control permitted issued. Initial
review to reduce the previously
approved square footage, redesigned
exterior façade, and change entrance
location before PC in February 2019

South of CTH PD, west of CTH M,
Preliminary plat before PC in February
north of Kettle Creek North
2019
Subdivision, & east of Northern
Lights Rd.
South of Grandview Road, west of
Fitchrona Road, north of Whalen
Holding
Road, and east of U.S. Highway 18151
841 N. Main Street

Concept Plan before PC in December
2018 for 80 - 90 senior units.

603/615, 627/639, & 641/653 E.
Chapel Royal Dr.

Certified Survey Map before PC in
February 2019

550 Cross Country Road

Site Plan before PC in February 2019

Approved for 67,867 s.f. Grocery
store; Proposed 67,148 s.f.

378 single-family, 130 multi-family, 450
senior units, 8 acres commercial
development
53 townhomes, 64 fourplexes, 46 twinhomes, 435 single-family homes, and
potentially a school site
Approved in October 2017 86
independent, assisted, and memory
care senior units, but it expired.
3 CSM to split 3 lots into 6 lots to
create Twin Houses on each lot.
Replace an existing turf field with a
synthetic field.

Under Construction
Hometown Grove Subdivision

Northpointe

Kimball Lane area

Homes under construction

Epic Campus 5

Epic

1979 Milky Way

Under construction; last office building
will start construction in 2019

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

True Studio

County Farms
Properties, LLC (Tim
Neitzel)

160 Keenan Court

Under construction, landlord/tenant
issues

10,136 s.f. fitness studio

Epic Vehicle Fleet Maintaince
Workshop

Epic

1979 Milky Way

Under construction

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

Engineering Industries, LLC

Engineering Industries,
407 S. Nine Mound Rd.
LLC

Final inspection

12,500 SF addition

Kettle Creek North Final Plat

H & H Properties

North of Country View Elementary
Under construction
School

Approved for 174 single-family lots

VASD (new high school)

VASD

234 Wildcat Way

Under construction

Site Plan approved by PC in March
2018

Well # 6

City of Verona

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

Under construction

2.17 acres for a 1,740 square foot
utility building

UW Credit Union

UW Credit Union

651 Hometown Circle

Under construction

5,146 s.f. bank; Approved in August
2018

Epic Greenhouse

Epic

1979 Milky Way

Approved permits

Greenhouse building approved in
January 2019

Project Name

Applicant

Location

Status

Project Details

Bach Race Craft

Jim Bach - Bach Race
Craft

404 Legion Street

Waiting on developer

9,200 s.f. building

Lincoln Street Apartments

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

102/104 Lincoln Street

Demolition of existing buildings

90-apartment units; PIP approved in
Oct. 2018

Seventeenth Radish

Allison Plumer

201 E. Verona Ave.

Plans approved

Approved rezone and CUP in April
2018

200 Keenan Court

County Farms
Properties, LLC (Tim
Neitzel)

200 Keenan Ct.

On hold

6,100 s.f. commercial group
development; Approved in May 2018

Summit Credit Union

Summit Credit Union

407 W. Verona Avenue

Waiting on developer

3,687 s.f. bank; approved in August
2018

West End Mixed-Use

Steve Brown
Apartments

West End

Waiting on developer, potential 2019
start

28,849 s.f. commercial

Purple Cow property

City of Verona

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

Closing scheduled for February

21 single-family lots & parcel for Public
Works facility

Attainment Company

Attainment Company

1158 Clarity Street

Agreement going to Council in February 32,408 SF warehouse building

Buildings B & C,
Sugar Creek Commons

Forward Development
Group

509 W. Verona Avenue

Amendment to the PIP, which includes
143-apartment units and 26,000 s.f.
commercial

Kettle Creek North

H & H Properties

North of Country View Elementary Replat, will be submitted to Dane
School
County Circuit Court

110-unit hotel, 284 apartment units,
26,000 s.f. commercial; approved in
November 2018
33 lots and 2 outlots; approved in
January 2019

