Planning Report
Hop Haus Brewing Company

Conditional Use Permit and Site Plan Amendment

City of Verona
Plan Commission 3-1-2021

Summary: The Applicant has submitted a conditional use permit amendment to
allow an outdoor patio with seating to be located at 231 South Main
Street. This project requires approval of a conditional use permit (CUP)
and a site plan amendment.
Property Location: 231 South Main Street
Property Owner:

Eric and Brett Hansen
251 South Main Street
Verona, WI 53593

Applicant:

Hop Haus Brewing Company - Phil Hoechst
1303 Ashburn Way
Verona, WI 53593
Central Commercial (CC), Downtown Design & Use Overlay
Brewery with outdoor patio
Same

South Franklin Street

Figure 1: Location Map

South Main Street

Existing Zoning:
Existing Land Use:
Proposed Land Use:

Conditional Use Permit and Site Plan Amendment
Hop Haus Brewing Company

Background:

The Applicant is requesting a conditional use permit (CUP) amendment to allow an
outdoor patio/seating area for the Hop Haus Brewing Company located at 231 South
Main Street (“Property”). In September of 2014, the City approved a (CUP) for Hop
Haus to occupy and use 2,500 square feet of the Property. During the 2014 approval,
the Applicant indicated a future interest of having outdoor seating on the north side of
the Property. Staff directed the Applicant to wait on the outdoor area until the business
was established and operations were clearer.
In 2016, the Applicant requested and was approved for a CUP amendment to allow an
outdoor patio with seating as the business was operating for almost a year. Hop Haus
has since become a draw for Downtown by being a gathering place and stop for beer
tours.
In 2020, COVID-19 had business owners finding creative ways to stay open and
accessible to patrons. The Applicant was successful in turning the existing parking lot
into outdoor seating area. The Applicant has requested to formalize the temporary
parking lot outdoor and seating area into a permanent patio. This request requires a site
plan amendment to turn a portion of the existing parking lot into additional outdoor
seating and a CUP amendment is required for the outdoor seating.

Planning Review:

The Applicant is proposing an outdoor patio area of
approximately fifteen (15) feet by forty-five (45) feet in
front of the existing building as depicted in Figure 2.
The Applicant is proposing to remove five (5) existing
parking stalls in the northern portion of the parking lot.
Per the Applicant’s narrative, “The building was
recently sold and we have already discussed this plan
with the new owners. New ownership agrees that this
parking lot patio would provide a safe and secure area
where customers can enjoy all that Hop Haus has to
offer” (p. 1). The Property is located within the Central
Commercial (CC) district, which does not have any
parking requirements.
The parking lot would be altered to install a wooden
desk structure that is level with the sidewalk and
erecting a wooden trellis/pergola with lighting per
example photos in the Applicant’s narrative. The patio
location would still allow vehicular traffic into and out of
the Property, while accessing the handicap parking
stalls. The public sidewalk would remain accessible
and unaffected.

Figure 2 - Proposed patio area
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A metal fence would be installed around the patio area with a six (6)-foot section of
fence remaining open to be located directly across from the main entrance of Hop Haus
to allow patrons and staff access to the building. Signs will be posted ensuring patrons
do not eat or drink in the public sidewalk area. Staff recommends the proposed fence be
four (4)-feet tall and compliment the other fencing that is in Downtown. If required, an
emergency exit gate should be installed labeled as “Emergency Exit Only” to ensure
people do not exist from the patio.
Hours:
Staff recommends hours of operations being placed on the use of the outdoor patio
seating area. Specifically, Staff recommends use of the outdoor patio end at 9:00 p.m.
during the week and 10:00 p.m. on the weekends. The hours identified by Staff are
consistent with other establishments close to residential areas in the City.
The Applicant has indicated some outdoor lighting may be added to create ambiance in
the patio area. Staff has no concerns with additional lighting so long as it doesn’t create
any glare onto adjacent properties. Staff will work with the Applicant on the lighting.
Liquor License Amendment:
A component of the outdoor patio is the Applicant needs to amend their liquor license to
expand their premise. The Applicant is coordinating with the Deputy City Clerk to amend
the premise.
Downtown Plan:
A goal of the Downtown Plan is to create a vibrant destination for residents and visitors.
The Downtown Plan does not specifically discuss recommendations for patios except
that they should be permitted to the sidewalk. The proposed outdoor seating area would
be permitted to the sidewalk and the request is consistent with the Downtown Plan.
The Property is also located within the Downtown Design and Use Overlay District
(“Overlay District”). A goal of the Overlay District is to create vibrant and attractive
commercial Downtown. The requirements of the District state “patios, gardens, seating
areas, and similar features are encouraged in the front yards”. The proposed outdoor
seating area is located in the front yard and is encouraged by the Downtown Overlay
District.

Conditional Use Permit Findings:
The Applicant is requesting a CUP amendment to allow an outdoor patio with seating
located at 231 South Main Street. The Zoning Ordinance requires all conditional uses to
fulfill general standards and specific standards for all conditional use permit requests
(Sec. 13-1-363).
General Standards Findings:
a. How is the proposed conditional use (in general) in harmony with the purposes,
goals, objectives, policies and standards of the City of Verona Comprehensive
Plan, the Zoning Ordinance, and any other plan, program, or Chapter adopted, or
under consideration pursuant to official notice by the City?
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Yes, the proposed conditional use will create additional outdoor gathering spaces
and create a more vibrant Downtown.
b. 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, the Zoning Ordinance, and any other plan, program, or
ordinance adopted, or under consideration pursuant to official notice by the City?
Yes, the location of the proposed use is in harmony with the goals and policies of
the City in the specific location proposed by creating additional outdoor seating
areas in the Downtown.
c. Does the conditional use, in its proposed location and as depicted on the required
site plan, result in a substantial or undue adverse impact on nearby property, the
character of the neighborhood, environmental 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 the
Zoning Ordinance, the Comprehensive Plan, or any other plan, program, map, or
ordinance adopted by the City or other governmental agency having jurisdiction to
guide development?
No, the proposed use will not adversely impact adjoining properties, traffic, or the
environment. The site was master planned as a mixed-use project.
d. 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. An outdoor patio/seating area is an appropriate accessory use in the
proposed location and is encouraged by the Downtown Overlay District.
e. 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 site is adequately served by public improvements and the proposed use will
not impose an undue burden on these improvements.
f. Do the potential public benefits of the proposed conditional use outweigh all
potential adverse impacts of the proposed conditional use, after taking into
consideration the applicant’s proposal and any requirements recommended by the
applicant to ameliorate such impacts?
The public benefits outweigh any adverse impacts.
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Specific Standards Findings:
a. If located on the same side of the building as abutting residentially zoned property,
no customer entrance of any kind shall be permitted within 100 feet of a
residentially zoned property.
This specific requirement has been met. The entrance is not located on the same
side of the building that has residential units as the entrance faces west. The site
was master planned as a mixed-use development.
b. Facility shall provide bufferyard with minimum opacity of .60 along all borders of
the property abutting residentially zoned property.
This requirement has been met. The property is part of a larger master planned
project that contains both residential and non-residential land use. The proposed
outdoor patio is consistent with the intent of this project.

Recommendation:

Staff recommends the following Plan Commission action:
1. Recommend that the Common Council approve the conditional use permit
amendment to allow Hop Haus Brewing Company to add an outdoor patio with
seating at 231 South Main Street with the following conditions:
a. The outdoor patio fencing shall be a minimum of 48” tall.
b. Alcohol consumption shall be limited to the fenced area as shown on the
site plan or inside the Brewery. All areas where alcohol is consumed shall
be monitored by Staff.
c. The fence and gate for the outdoor patio shall comply with the
requirements from the Police Department and Building Inspector.
d. If required, the exit for the patio shall be labeled as an “exit only”.
e. The use of the outdoor seating area is permitted to operate from 7:00 a.m.
to 9:00 p.m. Sunday through Thursday, and from 7:00 a.m. to 10:00 p.m.
Friday and Saturday.

Prepared by:

Katherine Holt
Community Development Specialist

Submitted by: Adam Sayre, AICP
City Administrator

AS
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February 4, 2021
To Whom It May Concern:
As you well know, we were just one of many local businesses to be affected by the
COVID pandemic. Luckily, we were able to adapt and shift to new rules and
regulations. The shift included outdoor dining and gathering, and it was well
received by local citizens. Not only was the outdoor patio safely distanced, but this
patio allowed us to remain open. Quite frankly, this patio saved our business from
the financial catastrophe of closure due to the COVID pandemic. We have already
received inquiries from patrons who are wondering if we will have this patio open
again in 2021. While summer may be months away, we are busy planning for the
warm weather and increase in foot/bike traffic at our Verona location.
Due to the success of the parking lot patio in 2020, we would like to create a
permanent outdoor patio area in the front of the building. This would require
altering the parking lot to install a wooden deck structure (that is level with the
sidewalk) and erecting a wooden trellis/pergola with lighting. The building was
recently sold and we have already discussed this plan with the new owners. New
ownership agrees that this parking lot patio would provide a safe and secure area
where customers can enjoy all that Hop Haus has to offer.
The proposed patio would be comprised of the northern 5 parking stalls. The area is
roughly 675 square feet (see attached overhead drawing). This area measures
approximately 45ft long, and 15 feet wide. The width of the patio would still allow
for vehicles to enter/exit through the existing parking lot and would not affect the
handicap parking stall or the 4 southern parking stalls. Construction of this patio
would require pouring 8-10 cement footings (approx. 12” diameter) into the ground
upon which the wooden deck structure would be built. The entire patio area would
be contained with metal fencing that is permanently secured into the deck. A 6ft
section of fence would remain open and be located directly across from the main
entrance of Hop Haus to allow guests and staff access to the building. The city
sidewalk would not be affected. The width of the sidewalk would remain and the
new fencing would be anchored to the deck structure. Patrons would not be able to
eat/drink on the sidewalk and we plan on signage to ensure our guests are made
aware. Additionally, we plan on building a wooden pergola over a portion of this
patio (see attached photos for style). This would allow for some additional shade
and also allow us to attached bistro style lighting under the pergola.

While we recognize that this patio would utilize 5 parking stalls we feel there is
ample parking within a reasonable walk to Hop Haus. In summer 2020 we had zero
parking stalls and customers were able to access Hop Haus without much difficulty
or complaints. We feel the added seating and safety of this proposed patio
outweighs the loss of parking stalls.
Ideally, this project would be completed by May 1st as such prompt approval would
allow this work to begin in April. Additionally, we would need to amend our beer
license to include this patio in the written premise description.
I hope that the above description and attached photos provide the necessary
details about this project. I look forward to answering questions as they arise.
Respectfully,

Phil Hoechst
Hop Haus Brewing Company

Wooden pergola with bistro-style lighting

Wooden deck with wooden pergola structure

Site plan (overhead) showing the proposed patio footprint and traffic flow at Hop Haus Brewing
Company. The proposed patio measures approx 15 ft x 45ft.

