Planning Report
101 Prairie Heights Drive

City of Verona
Plan Commission 4-6-2022

Zoning Map Amendment and Site Plan Review
Summary: The Applicant has submitted a request for a zoning map amendment and
site plan approval to construct ten (10) two (2)-unit townhomes on
approximately 2.3 acres of vacant land located at 101 Prairie Heights
Drive.
Property Location: 101 Prairie Heights Drive (“Property”)
Property Owner:

Jump for Joy, LLC
727 Lorillard Court, Apt. 224
Madison, WI 53703

Applicant:

Sherry Yu
2920 Marketplace Drive, Suite 202
Fitchburg, WI 53719

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

Neighborhood Office with a Planned Development overlay
Urban Residential (UR)
Vacant
Townhomes

BRUCE ST.

LOCUST DR.

Figure 1 - Location Map

101 Prairie Heights Drive
Zoning Map Amendment and Site Plan

Site Description

The Applicant has submitted a request to construct ten (10) two (2)-unit, two (2)-story
townhomes (“Application”) located at 101 Prairie Heights Drive (“Property”) and to
rezone the Property from Neighborhood Office (NO) to Urban Residential (UR). The
Applicant may condo the buildings in the future. The vacant Property consists of 2.3
acres and is located within the Prairie Crest Planned Development, which was approved
around 1998. The Application is being reviewed as a site plan and zoning map
amendment before the Plan Commission and Common Council as the Application
would require a rezoning from Neighborhood Office (NO) to Urban Residential (UR).
The Property is a corner lot located on Locust Drive and Prairie Heights Drive. Existing
condos zoned UR are located north of the Property. Naviant, an office building, is zoned
NO and located to the east. Highway 18/151 is located to the south. EconoPrint, located
to the west, is zoned Urban Industrial.

Background:

The Property is part of a larger planned development called Prairie Crest, which
encompassed approximately 50-acres. The development was annexed into the City in
December of 1998. There is a long history for the planned development, but the
following information focuses on key components for the Property.
Eppstein Uhen Architects, Inc. requested the use of Planned Unit Development (PUD)
zoning to create flexibility for setback requirements and density with a goal of creating
better organization of roads and placement of buildings for a 50-acre site. Table 1
contains the land use types for the entire site as depicted in Figure 2.

Table 1:

Land Use
Residential
Apartment units
Individual entry units
Assisted living units
Independent living units
Total
Non-residential
Office
Retail
Daycare
Total

Amount
231
92
36
144
503
167,000 s.f.
21,000 s.f.
10,000 s.f.
198,000 s.f.

In January and February of 1999, the General Development Plan (GDP) was approved
for Prairie Crest depicted in Figure 2. The GDP designated a general theme (prairie
style), densities and land use types, street layouts, and lot sizes. The Property was
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approved by the Common Council to be rezoned from Rural Agriculture (RA) to PUD
per Ordinance 99-579A.

Figure 2 - Approved GDP for Prairie Crest (orange is the subject property)

LOCUST DR.

In December of 2003, the Plan
Commission was presented with a
GDP amendment for four (4) and
six (6) unit residential buildings on
Lots 1, 2, and 3 (highlighted in
Figure 3), which were previously
approved as commercial and office
uses. The City’s 1998 Master Plan
designated the Property for
commercial use. Staff comments
in 2003 included a goal to have an
integrated, mixed-use
neighborhood with a variety of
residential choices and
commercial elements, utilities and
Figure 3 - Denied GDP amendment (shown in orange)
infrastructure needed to be
upgraded to handle a land use
change to residential, and parking concerns for visitors. The Plan Commission denied
the GDP amendment with a 7-0 vote with the primary concern being a lack of time given
to allow the properties to development as office uses.
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In March of 2005, the Common Council approved a precise implementation plan (PIP)
for 201 Prairie Heights Drive for an office building. This building is currently occupied by
Naviant. At the same meeting, the Common Council approved a PIP for 351 Prairie
Heights Drive for an office building. This building is currently occupied by Baker and
Launder Financial Services, LLC.
In June of 2018, the Plan Commission was presented with a Zoning Map amendment to
change the existing zoning of PUD to UR. The applicant did not have a project attached
to the rezoning request. Comments from the Plan Commission included difficulty
reviewing a rezoning without knowing what could be developed, concern that multifamily is by the highway, and why this property has been on the market for sale for such
a long period of time. The project was tabled by the Plan Commission and asked the
applicant to submit other options for the Plan Commission to review.
In November of 2021, the Plan Commission was presented with an initial review to
construct eighteen (18) to nineteen (19) townhome units but have expressed interest in
a two (2) to three (3) story multi-family apartment building. Comments from the Plan
Commission included confirmation that each unit would come with a two (2)-car garage,
support for the type and design of the housing, but concerned about noise impacts to
the residents, and support for the owner-occupied units and not rentals.
As of 2021, Prairie Crest PUD is almost built out. All of the residential units that were
proposed have been built. Three (3) of the four (4) office buildings proposed are built.
The daycare was not built and is now a parking lot for Verona Athletic Center. There are
three (3) vacant parcels remaining. One (1) parcel is owned by the City for stormwater
management closest to Verona Athletic Center, a second parcel is currently owned by
Naviant for potential future expansion to the east, and the third parcel is this Property.

Planning Review:

Bulk Requirements:
Table 1 contains the proposed setback requirements and the required setbacks per the
Zoning Ordinance.
TABLE 1
Setback/Code
Requirements
Lot Width
Front
Corner
Side (west)
Side (east)
Rear
Building Height
Lot Coverage

Proposal
(UR)
225 feet
25 feet
25 feet
0 and 9 feet
0 and 9 feet
27 feet
33 feet
49%

Zoning Ordinance
(UR)
40 feet
20 feet
15 feet
0 or 5 feet
0 or 5 feet
15 feet
35 feet
50%

Compliance
Yes
Yes
Yes
Yes
Yes
Yes
Yes
Yes
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Staff has no concerns with the setbacks. The side yard setbacks in Table 1 reflect the
smallest dimension between two (2) townhomes that are not attached. The townhomes
will be smaller than the condos across Prairie Heights Drive. Staff is comfortable with
the setbacks.
Access/Parking:
The Applicant is proposing two (2) access points from Prairie Heights Drive as a one
(1)-way loop. Access from Locust Drive would not be supported.
The Applicant has met the parking requirement of one (1) underground parking stall per
unit or in this case there is an attached garage per unit. There is still enough room for
an additional vehicle to be parked outside of the garage if needed without disrupting
traffic flow. The Applicant has provided bicycle parking of two (2) racks in two (2)
different areas of the Property. Staff is comfortable with the parking as the lot coverage
percentage limits addition pavement for guest parking on the Property.
Design:
The Applicant is proposing
townhomes in groups of two (2).
The townhomes will consist of fiber
cement lap siding and board and
batten accents with cultured stone
along the foundation. The building
will be thirty-three (33) feet tall and
may have a basement where
bedrock will allow one. The
garages are rear loaded garages
as they do not front onto Prairie
Heights Drive. Staff is supportive of
the townhome entrances facing the
streets and the garages loading in
the back of the townhomes away
from the street.
Landscape and Lighting:
Landscaping and photometric
plans were submitted as part of the
Application. The Applicant has
exceeded the 75% native plantings
that are required in the Zoning
Ordinance utilizing deciduous trees
such as Kentucky Coffeetree and
Swamp White Oak, evergreen
trees, and all native evergreen
shrubs. The Applicant has a mix of
native and non-native plantings to

Figure 4- Building renderings
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add color and variety to the Property. The enclosed dumpster area located downhill
from Locust Drive will be screened with cedar, arborvitae, and deciduous shrubs as well
as a dark grey color six (6)-foot tall, paneled fence surrounding the dumpster.
The Applicant is proposing three (3) lighting poles, which are included in the packet,
with full cut-off LED fixtures in the parking lot area between the buildings. Lighting near
Locust Drive and the dumpster area should be adjusted to meet the lighting standard to
not exceed 0.4 footcandles at the property line. A solution could be to change the
location of the light pole or the angle of the light to not extend to Locust Drive. Lighting
levels are met at the remaining property lines. The Applicant has not shown any wall
mounted light fixtures for the exterior of the buildings. If these are added, Staff
recommends full cut-off or downfacing lighting as to not project into common areas.

Site Plan Review:

The Plan Commission as part of their Site Plan review shall take into account the
following per Section 13-1-220(f) in the Zoning Ordinance:
1. The basic intent of the Comprehensive Master Plan and Zoning Ordinance to ensure
attractive, efficient, and appropriate development of land in the community;
The Comprehensive Master Plan is silent for this Property. However, this is the
second to last undeveloped property in this area. The townhome land use would
give variety to this area of the City and the original planned development.
2. Whether the site plan application ensure particularly that every reasonable step has
been taken to avoid depreciating effects on surrounding property and the natural
environment;
This is a corner lot abutting an office building and across the street from
condominiums and industrial land. will be an ongoing review. This project would
not have an effect on surrounding properties.
3. Whether the site plan application ensures that adequate public utilities and public
services are being provided.
There are existing public utilities and public services being provided in the vicinity
of this Property.

Zoning:

The Applicant is requesting a zoning map amendment to change the existing zoning of
Neighborhood Office (NO) to Urban Residential (UR). The Applicant proposes to
construct ten (10) townhome buildings for a total of twenty (20) townhome units, all
being three (3)-bedroom, and a possibility of changing them to condos in the future.
Table 2 lists the type of land use that is a permitted use or a conditional use in the NO
and UR zoning districts but does not include accessory or temporary land use.
Duplexes and townhomes are permitted in the UR zoning district depending on the total
number of townhomes proposed, but not in the NO zoning district.
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TABLE 2:
Use

NO

UR

Agricultural
Community Garden
Residential
Apartment/Condo, above ground floor
(mixed use)
Apartment/Condo, Building
Apartment/Condo, Complex
Cluster Mailbox
Community Living, 1-8 persons
Community Living, 9-15 persons
Community Living, 16+ persons
Duplex/Townhome, <4 units
Duplex/Townhome, >4 units
Senior Housing, Dependent
Senior Housing, Independent
Single-family, Detached
Institutional
Government Uses, Indoor
Government Uses, Outdoor
Outdoor Public Recreation, Active
Outdoor Public Recreation, Passive
Place of Worship
Public Service and Utilities
School, Elementary & Middle
School, High
Retail
General Retail, <10,000 sqft
General Retail, 10,000 – 49,999 sqft
Service
General Services, <10,000 sqft
Group Day Care Center, 9+ person
Medical/Dental Office
Professional Office
Tattoo Parlor

Permitted

Conditional

Conditional
Conditional

Permitted
Conditional
Permitted
Permitted
Permitted
Conditional

Conditional
Conditional

Permitted
Conditional
Conditional

Permitted
Conditional
Permitted
Permitted
Permitted

Permitted
Conditional
Permitted
Permitted
Permitted
Permitted
Permitted
Permitted

Permitted
Conditional
Permitted
Conditional
Permitted
Permitted
Permitted
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Eating & Drinking
Brewery/ Winery/ Distiller, Tasting Room

NO
Conditional

Coffee/ Tea Shop

Permitted

Restaurant, Sit Down

Conditional

Fitness Facility & Entertainment
Fitness Facility/ Entertainment Facility,
Indoor, < 10,000 sqft.
Fitness Facility/ Entertainment Facility,
Indoor, 10,000 – 49,999 sqft
Lodging
Bed & Breakfast
Industrial
Artisan Manufacturing

UR

Permitted
Conditional
Conditional

Conditional

Conditional

Rezoning Findings:

The City’s Zoning Ordinance (Section 13-1-216) requires the Zoning Administrator
review the proposed rezoning to ensure the request is in harmony with the
recommendations of the City of Verona Comprehensive Master Plan. A summary of this
review is below.
a. Which of the following factors has arisen that are not properly addressed on the
current Official Zoning Map?
1. The designations of the Official Zoning Map should be brought into
conformity with the Comprehensive Plan;
2. A mistake was made in mapping on the Official Zoning Map. (That is, an area
is developing in a manner and purpose different from that for which it is
mapped.);
3. Factors have changed, (such as the availability of new data, the presence of
new roads or other infrastructure, additional development, annexation, or
other zoning changes), making the subject property more appropriate for a
different zoning district;
4. Growth patterns or rates have changed, thereby creating the need for an
Amendment to the Official Zoning Map.
The current zoning map needs to be amended due to above number 4.
The Applicant is requesting a change to the zone to accommodate
townhomes, which is prohibited in the NO zone.
b. How does the proposed amendment to the Official Zoning Map maintain the
desired consistency of land uses, land use intensities, and land use impacts as
related to the environs of the subject property?
8

101 Prairie Heights Drive
Zoning Map Amendment and Site Plan
The proposed zoning map amendment maintains the desired consistency of land
uses, land use intensities, and land use impacts as this is the second to last
property in the neighboring area left to be developed. This was part of a planned
development and was originally planned for an office. There is a demand now for
residences and this fulfills the void by providing townhomes in the planned
development as these do not exist. Multifamily residences are in the existing
neighborhood.
Staff Comments:
This Property is part of the Prairie Crest Planned Development, which was approved for
office or commercial along U.S. 18/151 and residential north of Prairie Heights Drive.
The entire area is built except for this Property and a vacant property located on the
same road. In 2018, the Plan Commission did not support a zoning map amendment to
rezone the Property from PUD to UR as there was not a development proposal with the
rezoning request. Staff is open to the site being developed with a residential land use.

Recommendation:
Staff recommends the following Plan Commission actions:
1. Recommend the Common Council approve the zoning map amendment to
rezone 101 Prairie Heights Drive from the current classification of Neighborhood
Office (NO) to Urban Residential (UR) with the following conditions:
a. The approval shall become effective upon the Applicant acquiring the
property.
2. Approve the site plan to allow for the construction of ten (10) townhome buildings
to house a total of twenty (20) townhome units located at 101 Prairie Heights
Drive with the following condition:
a. Prior to the issuance of building permits, the Applicant shall provide the
City with a letter of credit or escrow for all work associated with the water
main construction.
b. Lighting near Locust Drive must conform to the required lighting levels
through coordination with Planning Staff.

Prepared by:

Katherine Holt
Community Development Specialist

Submitted by: Adam Sayre, AICP
City Administrator

AS
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March 3, 2022
City of Verona
Planning Division
City Hall
111 Lincoln Street
Verona, WI 53593
RE:

Rezoning (Neighborhood Office District to Urban Residential District)
101 Prairie Heights Drive
Verona, WI 53593

Dear Planning and Development Staff:
On behalf of Sherry Yu and Ryan Werth, Sketchworks Architecture, LLC is submitting this letter
and application for final review and approval for Site Review and rezoning of 101 Prairie Heights
Drive.
Parcel Background
The existing 2.33-acre site is currently in the Neighborhood Office Zoning District, and the
proposed zoning district is Urban Residential. The development is designed with 10 two-unit
townhome buildings, each having their own 2-car garage and enough space for two parking
spaces in front of each garage.
Rezoning
The current Neighborhood Office zoning designation does not allow for any residential
development. This neighborhood was planned and developed to keep commercial sites located
adjacent to Highway 18 to presumably reduce noise pollution for residential uses. However,
time has shown that the location and site economics have not been in favor for such a
development. Our proposal is to rezone this lot to Urban Residential, allowing the development
of residential buildings and uses.
Site Design
Site topography, soil conditions and shallow bedrock have limited overall design. Our site will
utilize curb and gutter drainage with a centrally located stormwater pipe running through the
middle of the dive isle, ending with a stormwater bioretention basin is located on the far east of
the property. We have worked with County and DNR representatives to ensure proper runoff,
filtration and thermal control are within allowable measures for the conditions on site.
We are also providing a beautifully designed landscape buffer around each building, including
several satellite clusters of trees, shrubs and perennial plantings.

Sketchworks Architecture, LLC | 7780 Elmwood Ave. Suite 208, Middleton, WI 53562 | 608.836.7570 | www.sketchworksarch.com

Architecture
The townhome design set forth is traditional in nature, using fiber cement lap siding and board
and batten accents, with composite framed windows, aluminum facia and soffit and cultured
stone at the base to incorporate earth tones and lasting durability at the base of the structure.
About half the buildings will incorporate a basement level, where bedrock allows.
Project Data:
Address:
Estimated Project Cost:
Proposed Use:
Bedroom Density:
Lot Area:
Allowed Lot Coverage:
Designed Lot Coverage:
Allowed Building Height:
Designed Building Height:

Prairie Heights Drive
$3.5 Million
Multi-family (townhome, condo)
60 (25.75/acre)
2.33 acres (101,829 SF)
50%
50%
35 Feet
33 Feet

Zoning District:
Existing: Neighborhood Office
Proposed: Urban Residential
Project Schedule:
Preliminary Rezoning Submittal:
Preliminary Plan Commission:

September 30, 2021
November 1, 2021

Formal Rezoning Submittal:
Plan Commission:
Common Council:

March 3, 2022
April 6, 2022
April 11, 2022

Construction Start:
Development Completion:

June 2022
June 2023

Sketchworks Architecture, LLC | 7780 Elmwood Ave. Suite 208, Middleton, WI 53562 | 608.836.7570 | www.sketchworksarch.com

Project Team:
The key individuals and firms involved in this planning and design process include:
Current Landowner:
Jump For Joy, LLC
Steven Gilbertson (Owner Representative)
(608) 800-2995
Applicant/Developer:
Sherry Yu
2920 Marketplace Drive, Suite 202
Fitchburg, WI 53719
(608) 698-1500
Architect:
Sketchworks Architecture, LLC
7780 Elmwood Avenue, Suite 208
Middleton, WI 53562
Contact: Ross Treichel
(608) 836-7570
Civil Engineer:
JSD Professional Services
161 Horizon Drive, Suite 101
Verona, WI 53593
Contact : Kevin Yeska
(608) 848-5060
Please feel free to contact us with any questions you may have regarding this submittal.
Respectfully,

Ross Treichel
Sketchworks Architecture, LLC
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