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

6878 – 6880 CTH M
Initial Review

Summary: The Applicant has submitted an initial review of a 3-acre development
that would allow for a light industrial and office land use. This project
requires annexation, site plan, and zoning map amendment approvals.
Property Location: 6878 – 6880 County Highway M (“CTH M”)
Property Owner:

Western Investments, LLC
6878 County Highway M
Verona, WI 53593

Applicant:

Same

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

Residential (R-1) and Rural Homes (RH-1) within the Town
of Verona
Suburban Industrial (SI)
Farmland/former farmstead
Landscape contractor
Figure 1 – Location Map

Potter Pass

U.S. Hwy. 18/151
CTH M

6878 & 6880 CTH M
Initial Review

Site Description:

The Applicant is requesting an initial review (“Application”) to locate a landscape
contractor business in the existing house, replace existing barn with a new structure,
and add storage bins with room to expand on approximately three (3)-acres of land
located at 6878 – 6880 County Highway M (“CTH M”) (“Property”), which is currently
zoned Residential (R-1) and Rural Homes (RH-1) within the Town of Verona. The
Property currently has one (1) house and various farm structures. Access to the home
and farm structures is provided by one (1) driveway from CTH M, which is also used to
access the City’s water tower. Surrounding land uses include single-family residential,
commercial development, parkland, and the Ice Age National Scenic Trail.

Development Process:

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

Annexation – The Property is contiguous to the City of Verona to be annexed. A
legal description would go before the Plan Commission and the Common
Council for their approvals.

•

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

•

Site Plan – The Applicant would provide plans and drawings of proposed
improvements to a property to be approved by the Plan Commission.

•

Conditional Use Permit – The Applicant may need to apply for a conditional
use permit for a professional office for certain zoning districts. This would go
before the Plan Commission and the Common Council for their approvals.

•

Land Division – The Applicant will need to submit a certified survey map and/or
plat to subdivide or combine the property. This would go before the Plan
Commission and the Common Council for their approvals.
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Land Use:
The Applicant is proposing to
remodel the existing house to be
used as an office for a
landscaping business that
operates from 7:15 a.m. to 5:45
p.m. Monday through Thursday.
A new building of approximately
one hundred (100)-feet by forty
(40)-feet will replace the
removed barn as depicted in
Figure 2. The Applicant may add
storage bins for mulch, rock,
topsoil, and other materials over
the next three (3) years. The
Applicant will not sell any
materials or products from this
location. Approximately fifteen
(15) to twenty (20) vehicles and
trailers will housed on the
property to be used during
business hours.
There are significant amounts of
grade from CTH M to the
Figure 2 - Existing and proposed buildings
location of the house with a
difference of twenty-three (23) feet. The grade continues to descend to the east of the
house towards the stormwater management regional pond.
The Property abuts the Ice Age National Scenic Trail, CTH M, US 18/151, Tower Park,
and the stormwater pond for Hawthorne Hill subdivision. Staff is supportive of utilizing
the existing house as an office and improving the property with new buildings. A
landscape business is a relatively quiet business as employees arrive and depart in the
morning and return in the afternoon.
This area is not located in a neighborhood plan or comprehensive plan. In the past Staff
has seen concept plans for this Property which have included multi-family residential
designs, discussions of office and daycare, but none have come to fruition due to the
required turn-lanes and infrastructure needed to connect to the Property.
Staff will require significant amounts of landscaping to be used for screening the
material bins from CTH M, and the Ice Age National Scenic Trail, and the residential
area to the east. Other areas of the Property may require landscaping, but these areas
would be reviewed in subsequent applications.
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Transportation:
The Applicant proposes to utilize the existing access point from CTH M and the existing
private driveway. A gravel driveway is proposed around the new building. Per the
Applicants narrative, “We plan to have around 50 vehicles entering and leaving our
shop every day in 2022 and 2023. Most of them will be in the morning and in the
evening”. The Applicant will need to coordinate with Dane County to determine if
improvements are required to CTH M such as a type C intersection, which would
accommodate trucks with trailers turning.

Intergovernmental Cooperation:
The City and Town of Verona adopted an Intergovernmental Agreement 1 allowing both
governments to cooperate on issues, including municipal boundaries, and both the City
and Town have benefited from the creation of this agreement. The Agreement states
“the City and Town agree to limit rural development that would make it difficult to
efficiently extend urban services to that area in the future” 2. The Property is located in
Area A depicted in Figure 3 and is surround by the City of Verona.

Figure 3 - Yellow circle denoting property

1
2

Under Section 66.0301, Wisconsin Statutes, http://www.ci.verona.wi.us/DocumentCenter/View/1331
Under Section 66.0301, Wisconsin Statutes, p. 8
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Recommendation:
Staff recommends the Plan Commission review the submitted materials and provides
feedback to the Applicant. Further Staff request the Plan Commission to provide specific
direction for the following items:
1. Does the Plan Commission support a landscape business at this location?

Prepared by:

Katherine Holt
Community Development Specialist

Submitted by: Adam Sayre, AICP
City Administrator

AS
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Western Landscape LLC Plan/Details for New Property
(6880 & 6878 County Hwy M., Verona, WI 53593)
• Remodel and fix up existing house on property and turn it into an office
space.
• Fix up current garage of property and use it for equipment storage.
• Tear down existing barn and install a new building in its place. Approximate
size will be 100’x40’. See sketch for approximate location of building
outlined in red.
• Install a gravel driveway going around the new proposed building. See
sketch for approximate location of driveway outlined in red.
• Possible storage bins for materials. This is planned to happen in the next 1 to
3 years. They would be used for mulch, rock, topsoil, etc. Location of these
bins is to be determined.
Other Details
• We plan to have around 50 vehicles entering and leaving our shop every day
in 2022 and 2023. Most of them will be in the morning and in the evening.
• We will not be selling any materials or products out of our location.
• Approximately 15 to 20 vehicles and trailers will be kept on site overnight
and on weekends.
• Our normal business hours of operation are from 7:15am to 5:45pm Monday
through Thursday.

