Planning Report
City of Verona
Plan Commission 4-6-2022

2147 County Highway PB
Conditional Use Permit and Site Plan Review

Summary: The Applicant is requesting a site plan and conditional use permit review
to expand the existing storage yard located at 2147 County Highway PB.
Property Location: 2147 County Highway PB
Property Owner:

Alliant Energy
4902 N. Biltmore Lane
Madison, WI 53718

Applicant:

Same

Existing Zoning:
Existing Land Use:
Proposed Land Use:

Suburban Industrial (SI)
Storage yard and office
Same
Figure 1 – Location Map
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Site Description:
The Applicant is requesting a site plan review (“Application”) to expand an existing
permanent outdoor storage yard located at 2147 County Highway PB (“Property”),
which is depicted in Figure 1 in yellow. The proposed expansion will contain 1.04-acres
with approximately 18,730 square feet of pavement and 26,572 square feet of
aggregate to be used for material storage. The Property is zoned Suburban Industrial
(SI) with this portion of the Property vacant.

Planning Review:
Bulk Requirements:
The proposed storage area would match the existing setback/location from County
Highway located approximately 75-feet from the property line. Staff has no concerns
with the location of the outdoor storage as it matches the existing area.
Access/Parking:
Access to the site will not change and additional parking is not required for the proposed
use. Staff have no concerns with access or parking.
Drainage/Stormwater:
The Applicant and the City Engineer continue to have discussions regarding the
stormwater plans. Staff has no concerns at this time.
Lighting and Landscaping:
Landscaping and photometric plans were submitted as part of the Application. The
Applicant is proposing four (4) twenty-five (25) foot tall pole lights for the storage area.
All lighting is full cut-off or downward facing LED fixtures. The lighting level
measurements stop at the enclosure for the storage area as the property lines go
beyond the storage area limits; therefore, all lighting is within the acceptable range for
the Property and does not affect neighboring properties as it does not exceed 0.4
footcandles at the property lines.
Sec. 13-1-155 of the Zoning Ordinance discusses fencing standards. The Applicant is
proposing to remove and replace the existing fence along the western boundary of the
existing storage area to extend to the new extent of the storage area. The Applicant
proposes a seven (7) foot tall heavy-duty chain-link fence with three (3) strands of
barbed wire above the fence facing outward for a total height of eight (8) feet tall. Per
the Zoning Ordinance, “with approval from the Zoning Administrator, barbed wire may
be used at the top of fences in commercial and industrial zones, provided that the
barbed wire and its supports are a minimum of six (6) feet four (4) inches above the
ground”. Staff is supportive of continuing the existing style of fence for the expansion of
the outdoor storage area.
The Applicant did not submit a landscaping plan. The narrative states, “the proposed
yard will be screened from County Road M by a landscaped earth berm that runs along
the North side of the site”. The site plan does not that landscaping will be done by the
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owner along the north side of the expanded outdoor storage area, but does not define
the type or amount of landscaping proposed. The Applicant through email informed
Staff that a landscape architect is in the process of preparing a landscape plan, but at
the time of this report, this plan was not finalized for review. Staff recommends the
Applicant continue to coordinate with Planning Staff regarding the landscape plan.
Specific Design Requirements:
Outdoor Storage, Permanent:
Permanent outdoor storage has specific requirements for how the Property is designed
(Sec. 13-1-132(o)).
1) Outdoor storage of farm equipment in the RA District shall not require conditional
use permit approval.
Not applicable.
2) Permanent outdoor storage areas shall be surfaced with an approved hard
surface material. Partially paved or unpaved outdoor storage areas shall be
prohibited.
The Applicant is proposing to pave the drive isle and keep the storage areas as hard
gravel similar to the existing storage area. The existing storage has not created any
adverse conditions and the proposed meets the Zoning requirements.
3) The following minimum screening requirements shall apply to permanent outdoor
storage areas which are visible from the right-of-way of an existing or proposed
arterial or collector roadway or from a property zoned NR, MR, UR, CC, NO, or
SO.
a. A solid wall constructed from materials identical to those used on the exterior
of the primary building and not less than six (6) feet and not more than eight
(8) feet in height shall be erected to screen those portions of permanent
outdoor storage areas visible from an existing or proposed arterial roadway,
as identified and on file with the City, or from a property zoned NR, MR, UR,
CC, NO, or SO.
b. A landscape strip, not less than five (5) feet wide shall be located in front of
the wall. A minimum of four (4) canopy or evergreen trees shall be planted
and evenly spaced per every one hundred (100) lineal feet. A minimum of ten
(10) shrubs shall be planted and evenly spaced per every one hundred (100)
lineal feet. All landscape maintenance requirements of section 13-1-153 shall
apply.
4) Shipping containers not located on a truck or located on a truck which is kept in
the same parking or loading area for more than thirty (30) days shall be
considered outdoor storage and shall be subject to all provisions for outdoor
storage as found in this section.
Not applicable.
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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 proposed site plan continues to use the Property in the same manner as it exists
today. The proposed site plan is consistent with the existing uses in this area.
(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;
The proposed site plan will significantly screen the property from the adjacent roadway
similar to the existing conditions on the Property. The proposed site plan will not result
in the depreciating effects on surrounding properties or the environment.
(3) Whether the site plan application ensures that adequate public utilities and
public services are being provided.
The site is adequately served by existing public utilities and public services.

Conditional Use Permit Findings:
The Applicant is requesting a conditional use permit (CUP) to exceed the maximum
height requirement of the SI zoning district for the lab and office building. The Zoning
Ordinance requires all conditional uses to fulfill general standards for all CUP requests
(Sec. 13-1-217).
a. How is the proposed conditional use (in its specific location) in harmony
with the purposes, goals, objectives, policies and standards of the City of
Verona Comprehensive Plan, this chapter, and any other plan, program,
or chapter adopted, or under consideration pursuant to official notice by
the City?
The proposed conditional use permit maintains consistent land uses that are adjacent to
each other and allows for the appropriate expansion of an existing storage use.
b. Does the proposed conditional use, in its proposed location and as
depicted on the required site plan [see subsection (c)(4), above], result in
a substantial or undue adverse impact on nearby property, the character
of the neighborhood, environmental factors such as dust, lighting, air
pollution, noise, odor, glare, heat, hazardous materials, traffic factors,
parking, public improvements, public property or rights-of-way, or other
matters affecting the public health, safety, or general welfare, either as
they now exist or as they may in the future be developed as a result of the
implementation of the provisions of this chapter, the Comprehensive Plan,
or any other plan, program, map, or chapter adopted or under
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consideration pursuant to official notice by the City or other governmental
agency having jurisdiction to guide development?
The proposed conditional use permit will allow for the expansion of an existing storage
area used by Alliant Energy. The proposed request maintains the existing character of
the area.
c. Does the proposed conditional use maintain the desired consistency of
land uses, land use intensities, and land use impacts as related to the
environs of the subject property?
Yes, the proposed conditional use permit is an expansion of the existing storage
area.
d. Is the proposed conditional use located in an area that will be adequately
served by, and will not impose an undue burden on, any of the
improvements, facilities, utilities, or services provided by public agencies
serving the subject property?
The proposed conditional use permit will not result in an undue burden on public
services.
e. Do the potential public benefits of the proposed conditional use outweigh
any and all potential adverse impacts of the proposed conditional use (as
identified in subsections (d)(2)a—e above), after taking into consideration
the Applicant's proposal and any requirements recommended by the
Applicant to ameliorate such impacts?
Yes, the benefits of the proposed conditional use permit outweigh any potential adverse
impacts.

Recommendation:
Staff recommends the following Plan Commission actions:
1. Recommend the Common Council approve the conditional use permit for
permanent outdoor storage located at 2147 County Highway PB with the
following condition:
a. A landscaping plan will be presented and approved by Planning Staff prior
to issuance of building permits.
2. Approve the site plan for permanent outdoor storage located at 2147 County
Highway PB.
Prepared by:

Katherine Holt
Community Development Specialist

Submitted by: Adam Sayre, AICP

AS

City Administrator
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February 25, 2022
Plan Commission
City of Verona
111 Lincoln Street
Verona, WI 53593
Re: Site Plan - Project Narrative
The proposed project is a yard expansion to an existing storage yard owned by Alliant
Energy. The site is located at 2147 County Highway PB Verona, WI 53593. The proposed
expansion
The proposed expansion
will be 1.04 acres (45,302 square feet) and will include approximately 18,730 square feet of PCC
pavement
aisle. The remaining 26,572 square feet will
be aggregate and will be utilized for material storage. As with the existing yard, the proposed
yard will be screened from County Road M by a landscaped earth berm that runs along the North
side of the site. A chain link fence, matching the existing fence, will surround the proposed yard.
A combination of new storm sewer and an existing ditch will be utilized to convey
stormwater surface runoff from the proposed yard to a new detention basin located on the South
side of the yard expansion. The proposed detention basin will be sized to account for a future
yard expansion, similar in size to the proposed expansion. There are no new buildings or
building additions planned for this project. No utility work is anticipated for this project, aside
from the previously mentioned storm sewer.

