Planning Report
City of Verona
Plan Commission 3-1-2021

Lot 2, Prairie Oaks Dr.

Planned Unit Development – General Development Plan
Summary: The Applicant is requesting a General Development Plan review for a
planned unit development (PUD) to construct two (2), apartment
buildings for a total of 48-units for Lot 2, Prairie Oaks Drive, east of
Goddard School.
Property Location: Lot 2, Prairie Oaks Dr., which is east of 102 Prairie Oaks Dr.
Property Owner:

Heath Investments Limited Partnership
Charles Heath
P.O. Box 980127
Park City, UT 84098

Applicant:

Same

Figure 1 – Location Map

Prairie Oaks Dr.

Enterprise Dr.

Proposed Zoning:
Existing Land Use:
Proposed Land Use:

Suburban Office (SO) with Planned Unit Development (PUD)
overlay
Urban Residential (UR) with PUD overlay
Vacant lot
Apartments

N. Main St.

Existing Zoning:

Cross Country Rd.

Lot 2, Prairie Oaks Dr.
PUD – GDP and Zoning Map Amendment

Site Description:
Heath Investments Limited Partnership (“Application”) has submitted a request to
construct two (2), two (2)-story apartment buildings for a total of forty-eight (48) units
located on Lot 2 of the Prairie Oaks Subdivision on Prairie Oaks Drive (“Property”). The
Property is zoned Suburban Office (SO) and Planned Unit Development (PUD) overlay
zone. The Application is being reviewed as a PUD as exemptions for setbacks and
density are requested and the Property is part of the Prairies Oaks Neighborhood,
which was originally reviewed as a PUD. Currently, the Property is vacant.

Background:
In December of 1997,
the Prairie Oaks
Neighborhood was
zoned from Rural
Agriculture (RA) to PUD.
One (1) person stated
that the area should be
split into several zoning
districts rather than a
single PUD, but that did
not occur. The General
Development Plan
(GDP) was approved for
this area as depicted in
Figure 2 with the Subject
Property outlined in
yellow.
In April of 2017, a
certified survey map
(CSM) and site plan
Figure 2 - Approved GDP from 1997
were approved for 102
Prairie Oaks Drive. The
site plan approved construction of a 6,390 square foot building addition to the Goddard
School located at 102 Prairie Oaks Drive. The CSM was approved to consolidate the
three (3) lots into two (2) lots. One lot was used for 102 Prairie Oaks Drive and the other
lot became Lot 2, which is this Property.
In January of 2021, the Plan Commission and the Common Council discussed the
concept plan for the development. Comments from the Plan Commission included
questions if an electric vehicle charging station would be installed, support for installing
conduit for an electric vehicle charging station if charging stations aren’t installed at the
onset, support for the pickleball court, support for the reduction in the setbacks,
verification regarding multi-family proposals in the area, support for the overall
appearance of the building, encouragement that this is a good land use for this site,
emphasized the importance to involve the northern existing residential neighbors
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throughout the process, and encourage trees and landscaping between the existing
neighboring properties. Comments from the Common Council included support for
electric vehicle charging stations to be installed as part of the construction, support for
this type of an infill project in this location, questions regarding the amount of proposed
density compared to the permitted by right density, would work-force housing or family
oriented design fit into this project, and will there be three (3)-bedroom options.

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:
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, which was completed and is ongoing.
Step 2 - Concept Plan: An applicant would create a plan that shows conceptually
how the Property would be laid out with transportation (i.e. roads, paths, etc.),
stormwater management areas, parkland dedication, buildings (placement and
design), and various land uses. This is a way to gain feedback from Planning
Staff and the Plan Commission to determine if there is consensus on the
concept, which occurred in January of 2021.
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, which is the current Application.
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.
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Zoning – The Applicant will need to apply for a zoning map amendment to change the
existing SO zoning district to Urban Residential (UR), which allows apartments as a
conditional use permit. This request is part of this Application.

Public Comments:
The Applicant hosted a Google meeting on Wednesday, February 3, 2021 at 6 p.m. to
gain input from the community. There were approximately eight (8) attendees.
Comments from the public included keeping the building to two (2)-stories to ensure the
view is not blocked for the properties north of the eastern building, additional plantings,
screening, and fencing are wanted north of the retaining wall, verification that Harmony
Drive will not be connected to create cut-through traffic, Goddard School would like
more plantings and screening along the western property line specifically across from
the playground area, and there was consensus from the northern property owners for
the developer to preserve as many existing trees as possible.
A public hearing is required as part of the GDP and Zoning Map Amendment process.
Notifications were mailed out to properties within a 200-foot radius from the Property. A
public hearing notification sign was placed on the Property. Staff received one (1) call
prior to the Applicant’s meeting requesting the existing trees remain along the northern
property line and add more trees between the proposed buildings and the northern
property line.

Planning Review:
Zoning:
The Applicant is requesting a rezoning of the Property from the existing zone of
Suburban Office (SO) to Urban Residential (UR). The proposed multi-family housing is
not permitted in the SO zone. The following table (Table 1) shows land uses allowed in
the SO and UR zoning districts.

Table 1: Zoning Districts
Use
Cultivation
Selective Cutting
Clear Cutting
Passive Outdoor Public
Recreation
Active Outdoor Public
Recreation
Indoor Institutional
Outdoor Institutional
Public Services/Utilities
Office
Personal or Professional
Services

Suburban Office

Urban Residential

Permitted
Permitted
Conditional Use
Permitted

Permitted
Permitted
Conditional Use
Permitted

Permitted

Permitted

Permitted
Conditional Use
Permitted
Permitted
Permitted

Conditional Use
Permitted
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Table 1: Zoning Districts
Use

Suburban Office

Urban Residential

Conditional Use

Conditional Use

Group Day Care Center
(9+ children)
Indoor Commercial
Entertainment
Institutional Residential
Airport/Heliport
Indoor Sales or Service
In-vehicle Sale or Service
Commercial Indoor Lodging
Twin House/Duplex
Townhouse
Community Living
Arrangement (1-8 residents)
Community Living
Arrangement (9-15 residents)
Community Living
Arrangement (16+ residents)
Two-Flat
Multiplex
Apartment
Bed and Breakfast
Establishment
Boarding House

Conditional Use
Conditional Use
Conditional Use
Conditional Use
Conditional Use
Conditional Use

Conditional Use

Permitted
Permitted
Permitted
Permitted
Conditional Use
Conditional Use
Conditional Use
Conditional Use
Conditional Use
Conditional Use

Bulk Requirements:
Table 2 contains the proposed setback requirements and the required setbacks per the
current Zoning Ordinance for UR zoning district, which are depicted in Figure 2.
TABLE 2
Setback/Code
Requirements
Front
Side (west)
Side (east)
Rear
Building Height
Density
Building Coverage

Proposal
17 feet
30 feet
12 feet
40 feet
2-3 stories
(28 feet – 40 feet)
24 units/acre
30%

Zoning Ordinance
(UR)
25 feet
15 feet
15 feet
25 feet

Compliance

35 feet

No

12 units/acre
Max. 40%

No
Yes

No
Yes
No
Yes

Although there are two (2) buildings proposed on the site, the above table measures the
closest building to the code requirements. Staff prefers that Building 1 has a reduced
front setback allowing more space between the northern property line and the building,
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but adding additional area to be used as an amenity space for the residents. Staff has
no concerns with the setbacks at this time as the existing residential building to the east
is approximately fifty (50)-feet from the property line, which creates a space of
approximately seventy (70) feet between Building 2 and the existing residential building.
The buildings are located almost double the minimum rear setback requirement from
the northern property line.
The building elevations vary due to the grade on the property as the site slopes from the
north to the south. Building 1 will have a minimum height of twenty-eight (28)-feet and a
small portion of the building will reach a maximum height of thirty-six (36)-feet with the
elevator shaft reaching a forty (40)-foot height. Building 2 is a thirty-one (31)-foot tall
building due to the slope. The Goddard School to the west is twenty-five (25) feet tall
and the residential buildings surrounding the property are two (2)-stories. Staff is
comfortable with the proposed buildings heights.

Figure 2 - Site Plan

Density:
The Applicant is seeking an exemption for the total number of dwelling units per acre.
The Property is approximately 2-acres. The Zoning Ordinance allows twelve (12)
dwelling units per acre (du/ac) in the UR zoning district. The Applicant is requesting a
density exemption to permit approximately 24 du/ac for approximately forty-eight (48)
apartment units. Table 3 is a density comparison of other multi-family projects in the
City. Based on this table, the City has not approved densities for a 2-acre property.
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Table 3: Approved Densities
Number of
Project Name
Approved Units

Land Area

Density

Lot 1 Scenic Ridge

45

3.77-Acres

11.93-Units/Acre

Lot 2 Scenic Ridge

62

5.17-Acres

11.99-Units/Acre

Murray Glen
Development*

219

8.32-Acres

26.32-Units/Acre

Siena Ridge
Apartments*

96

5.23-Acres

18.36-Units/Acre

West End
Apartments*

106

2.64-Acres

40.15-Units/Acre

City Centre
Condos*

28

1.55-Acres

18.07-Units/Acre

Velocity

29

1.56-Acres

18.55-Units/Acre

West End*

37

3.66-Acres

10.11-Units/Acre

Sugar Creek
Commons

243

6.97-Acres

34.86-Units/Acre

Lincoln Street
Apartments*

90

3.62-Acres

25.7-Units/Acre

* Approved PUD

Access/Parking:
Access to the site will be from one (1) access point from Prairie Oaks Drive as depicted
in Figure 2. The access point is away from other existing access points as to not cause
conflicts, which can be seen in Figure 1. This is the last vacant parcel in the area to
develop.
The Applicant is proposing a total of eighty-three (83) parking stalls, which includes fiftysix (56) underground and twenty-seven (27) surface stalls. The current Zoning
Ordinance requires efficiencies have 1.5 parking stalls, one (1) bedroom have two (2)
parking stalls, and two (2) bedrooms have 2.5 parking stalls. This type of development
would be required to have 12 parking stalls for efficiencies, 48 parking stalls for one (1)
bedroom, and 40 parking stalls for two (2) bedrooms for a total of 100 parking stalls.
However, the City has allowed one (1) underground parking space for each apartment
unit through the PUD process, which the Applicant has met per building with a few
additional underground stalls. Staff has no concerns with the proposed parking. The
Applicant is determining the quantity of electric vehicle charging stations in the
underground parking garages. This will be addressed in the PIP application for each
building as well as bicycle parking.

7

Lot 2, Prairie Oaks Dr.
PUD – GDP and Zoning Map Amendment
Landscaping:
Landscaping plans are not required as part of the GDP submittal, but the Applicant did
supply a conceptual plan to ensure the minimum landscaping requirements will be met
as depicted in Figure 3. The Applicant has provided a mix of deciduous and evergreen
trees between the building and the northern property line as well as throughout the
interior of the Property. A complete analysis will be done as part of the PIP review. Staff
recommends that the Applicant add evergreen trees to mix with the existing and
proposed deciduous trees in proximity to the Goddard School.

Figure 3 - Conceptual Landscape Plan

Design:
The Applicant is purposing eight (8) studios, twenty-four (24) one (1) bedrooms, and
sixteen (16) two (2) bedrooms for a total of forty-eight (48) units between two (2)
buildings. The Applicant is proposing upscale apartment units with Building 1 containing
a fitness room and roof-top deck. The entire Property will have access to a pickle ball
court, fire pit, grill, and a children’s play area, which are depicted in Figure 2.
Conceptual architectural building renderings were included in the submittal as depicted
in Figure 4. The Applicant is proposing a modern design using horizontal and vertical
siding with two (2) types of colors for the siding creating interest and anchoring the
building with brick. The materials combine masonry, metal, and composite materials,
while using undulations to make the building appear smaller.
The Applicant included the basement floor plan for each building to illustrate the total
amount of standard size underground parking. In addition, these floor plans show
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stairwell access, elevator locations, and the trash area. Trash will be wheeled out of the
parking garage up the ramp to the garage truck as there are no external dumpsters
proposed. Staff is supportive of the building design and basement floor plans.

Figure 4 - Building Renderings

Residential Phasing Policy:
Effective October 1, 2012, the City began a Residential Development Phasing Policy
(“Policy”) limiting approvals of multi-family developments to a target range between 25
and 50 new multi-family units each year. The policy has three (3) types of exemptions,
which are age-restricted housing, downtown development, and mixed-use development.
At this time, there are no multi-family development proposals that are being built or
approved in this area of the City. Other multi-family proposals under review or approved
are located along West Verona Avenue.

Rezoning Findings:
The City’s Zoning Ordinance requires the Zoning Administrator review the proposed
rezoning to ensure the request is in harmony with the recommendations of the City of
Verona Master Plan (Sec. 13-1-362). A summary of this review is below.
a. How does the proposed Official Zoning Map amendment further the purposes of
this Chapter as outlined in Section 13-1-5 and the applicable rules and
regulations of the Wisconsin Department of Natural Resources (DNR) and the
Federal Emergency Management Agency (FEMA)?
The zoning map amendment has met the purposes outlines in Section 13-1-5.
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b. 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.) NOTE: If this reason is cited, it must be demonstrated that the
discussed inconsistency between actual land use and designated zoning is
not intended, as the City may intend to stop an undesirable land use pattern
from spreading;
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 #4. The current zoning
with the current stormwater management requirements hinder office development for
the site, which was originally proposed in the adopted GDP-PUD. Fitting a building,
parking, and stormwater on the site has proven difficult over the years to develop the
Property. The Applicant is requesting a change to allow development that is
consistent with the established neighborhood.
c. 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?
The proposed zoning map amendment maintains the desired consistency of land
uses, land use intensities, and land use impacts similar to other built development in
the vicinity. Although the Property is zoned for office by right, the change in the
zoning map amendment would allow the Applicant to develop two (2) apartment
buildings. These buildings are a better fit into the established neighborhood.
Properties in this area are residential multi-family and single-family residences.
Staff finds the Applicant meets the Zoning Ordinance requirements to rezone the
Property as requested. Staff supports a Zoning Map amendment to zone 2-acres from
SO to UR.
Staff Comments:
In general, Staff is receptive to the Application. Additional design details are necessary
such as stormwater management to ensure the building locations and outdoor
amenities will remain on the Property. Staff believes this is a good location for additional
infill apartments as office in this environment has proven difficult due to the economy as
well as parking employees on this small constrained site next to residences. Staff is
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supportive of bicycle parking, electric vehicle charging stations, and modifications to the
landscaping plan in subsequent application.

Recommendation:
Staff recommends the Plan Commission recommend that the Common Council approve
the General Development Plan for Prairie Oaks, Lot 2 with the following requirements:
1. Exemptions shall be granted for the following:
a. The street setback for Building 1 shall be reduced to seventeen (17)-feet;
b. The side yard setback for Building 2 shall be reduced to twelve (12)-feet;
c. The height of Building 1 shall be a maximum of thirty-six (36)-feet tall with
the elevator shaft extending to a height of forty (40)-feet;
d. Parking will be reduced to a minimum of one (1) underground parking
space per unit; and
e. Density for the UR zone will be twenty-four (24) units per acre.
2. Recommend approval of the Zoning Map amendment to zone 2–acres from
Suburban Office (SO) to Urban Residential (UR).
Prepared by: Katherine Holt
Community Development Specialist

Submitted by: Adam Sayre, AICP

AS

City Administrator

11

January 28, 2021
Ms. Katherine Holt
Community Development Specialist
City of Verona - Planning & Development Department
111 Lincoln Street
Verona, Wisconsin 53593
Re: Letter of Intent
Lot 2 Prairie Oaks Drive
KBA Project # 2043

Ms. Katherine Holt:
The following is submitted together with the plans and application for the staff and Plan Commission
consideration of approval.
Organizational Structure:
Owner:

Heath Investments Limited Property
P.O. Box 980127
Park City, UT 84098
(435) 659-8875
Contact: Charles Heath
cv.heath.oc@gmail.com

Architect:

Knothe & Bruce Architects, LLC
7601 University Avenue, Ste 201
Middleton, WI 53562
(608) 836-3690
Contact: Kevin Burow
kburow@knothebruce.com

Introduction:
This proposed multi-family development involves the development of Lot 2 Prairie Oaks Drive as part of
the Prairie Oaks Development. Located adjacent to the Prairie Oaks Neighborhood, the site is
currently vacant. This application requests permission for the development of two new two- to threestory residential building. The development will include 28 apartment units with 33 underground
parking stalls in Building 1, and 20 apartment units with 22 underground parking stalls in Building 2. The
site is currently zoned Suburban Office and will change to an Urban Residential zoning for the proposed
redevelopment, similar to surrounding parcels.
Project Description:
The proposed project is a multi-family development consisting of 48 upscale apartment units within two
buildings. Building 1 transitions from two- to three-stories and Building 2 is two-stories tall Both
buildings are two to three stories to match the surrounding residential developments, and include
private patios, in-unit laundry, and solid surface countertops. Building 1 will include a fitness room and a
roof-top deck with exterior gathering area. The site will include amenities such as a pickle ball court, a
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fire pit, grill, and a c
The site will become a part of the Prairie Oaks Community and
sits between the rest of the residential community and the commercial businesses on N. Edge Trail.
The project will enhance and activate the streetscapes without intruding on the neighborhood
environment.
The alternating horizontal and vertical siding paired with light brick anchors the building to the site with
the masonry, metal, and composite materials. The architecture breaks apart the overall scale of the
building with the rhythmic placement of material. This further helps ease the transition between the
adjacent commercial and residential properties. Parking is provided in the lower level within the
buildings; surface parking and underground parking are accessed from Prairie Oak Drive.
Zoning Map Amendment:
The proposed development requires a zoning map amendment. The current zoning is Suburban Office,
and with this development would like to change the zoning to Urban Residential. The surrounding
parcels on Prairie Oaks Drive are evenly zoned Urban Residential and Neighborhood Office. Other
surrounding parcels are zoned Neighborhood Residential. By changing the zoning to Urban Residential,
the site will not only enforce the goals of a Planned Development District but will better support the
surrounding development zonings.
Conditional Use Approvals:
The proposed development requires a conditional use to allow for a multi-family development. The
surrounding Planned Unit
Development. We have met or exceeded all standards of the Urban Residential zoning.
Site Development Data:
Densities:
Lot Area
Dwelling Units
Lot Area / D.U.
Density
Building Coverage

88,563 S.F. / 2.03 acres
48 D.U.
1,845 S.F./D.U.
23.6 units/acre
26,646 S.F. / 30 %

Building Height:

2 - 3 Stories / 28 - 44

Dwelling Unit Mix:
Studio:
One Bedroom:
Two Bedroom:
Total:

Building 1
4
16
8
28 D.U.

Building 2
4
8
8
20 D.U.

Total
8
24
16
48 D.U.
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Vehicle Parking:
Underground:
Surface:
Total:

Building 1
34

Building 2
22

Thank you for your time and consideration of our proposal.

Sincerely

Kevin Burow, AIA, LEED AP
Managing Member

Total
56
27
83 vehicle stalls
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