Planning Report

City of Verona
Plan Commission 3-1-2021
Planned Unit Development – Precise Implementation Plan

Costco Wholesale

Summary: The Applicant has submitted a request for a planned unit development
(PUD) precise implementation plan review to construct a 160,529 square
foot wholesale building and fuel facility with a maximum of 24 pumping
locations at 1000 Batker Court.
Property Location: 1000 Batker Court
Property Owner:

Anorev LLC
2248 Deming Way, Suite 200
Middleton, WI 53562

Applicant:

Costco Wholesale
999 Lake Drive
Issaquah, WA 98027

Existing Zoning:
Existing Land Use:
Proposed Land Use:

Suburban Commercial (SC)
Vacant
Indoor Sales or Service (wholesale building) and In-vehicle
Sales or Service (fuel station)

Liberty Drive

Figure 1 – Location Map

American Way

Thousand Oaks Trail

CTH M
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Site Description:
Costco Wholesale (“Application”) has submitted a request to construct an indoor sales
or service land use at the southwest corner of County Highway M (CTH M) and
Thousand Oaks Trail (“Property” or “Subject Property”). The Property is zoned
Suburban Commercial (SC). The Zoning Ordinance states “any proposed development
that will include ‘indoor sales and service’ land uses contained within buildings 100,000
square feet in size or larger” (Sec. 13-1-371 (4)) will be reviewed as a Planned Unit
Development District (PUD).

Background:
The Verona Technology Park was platted in 2004. Underground utilities were installed
along John P. Livesey Boulevard right-of-way between American Way and Thousand
Oaks Trail, but the road was not installed. There are curb cuts along American Way and
Thousand Oaks Trail where the future John P. Livesey Boulevard will connect.
In July of 2020, the Plan Commission and Common Council were presented with the
concept plan for a 161,050 square foot wholesale building with the fuel facility.
Comments from the Plan Commission include support for Costco as a destination for
the City that has the ability to support neighboring communities, concerns regarding the
amount of impervious surface for the entire site, support for solar panels in the future,
discussions regarding transit options, parking and potential conflicts for the Wisconsin
Brewery and Costco, pedestrian connectivity, and would a vacant store agreement work
for a fueling station. Comments from the Common Council included recommending the
use of solar panels, concerns about entering and exiting traffic, concerns with
pedestrian and bicycle connectivity to other retail/commercial in the vicinity, split on the
need for the gas facility, concern with the amount of impervious surface, want to see
heavy landscaping for the property, consensus that all have received positive feedback
regarding the project from their constituents, and consensus that Costco offers good
health care benefits and wages to employees.
In November of 2020, the Plan Commission and Common Council reviewed the
General Development Plan (GDP) for a 160,430 square foot wholesale building with a
maximum of twenty-four (24) pumps for a fuel facility. Comments from the Plan
Commission included support for Costco, an appreciation for the addition of charging
stations and solar panels for the fuel facility, and encouragement to use native plantings
in the landscaping plan. Comments from the Common Council included concern over
the maximum amount of fuel pumps, support for charging stations, and hope that the
solar panels will be expanded to the wholesale building in the future.
The Council approved the creation of four (4) lots and vacating portions of John P.
Livesey Boulevard. The GDP was approved with the following conditions:
1. Prior to the GDP becoming effective, the City and Costco shall enter into a store
rehabilitation/vacant store agreement.
2. The GDP shall become effective upon Costco/Applicant acquiring the property.
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Development Process:

Any planned unit 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.
•

Planned Unit Development (PUD) – This is necessary as the building is larger
than 100,000 square feet as discussed in the site description.
o 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.
o 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 was reviewed in July of 2020.
o 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 was approved in November of 2020.
o 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, which is this
application.

•

Land Division – An applicant will need to submit a certified survey map and/or
plat to combine property lines. This would go before the Plan Commission and
the Common Council for their approvals as well as land vacation to remove the
proposed John P. Livesey Boulevard right-of-way from the site, which was
approved in November of 2020.
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Southeast Neighborhood Plan:
The Property is located in the Southeast Neighborhood Plan (“Plan”), which was
adopted in 2010. The Property and others are discussed on page 19 of the Plan and
state:
•

•

•

“The City will require a minimum of 25% landscaping areas/open
space for developments within the ‘Southeast Commercial’ Sub-area –
consistent with the City’s ‘Suburban Commercial’ and ‘Suburban
Office’ zoning district requirements;”
“Land-uses in this Sub-Area are planned to be primarily service or
retail businesses, given the high traffic counts, excellent visibility and
accessibility at this major highway intersection;”
“High-quality architecture and building design will be required for
development within this area, given its prominent location as the
‘gateway’ to the City of Verona from the south and southeast. The Plan
Commission will serve as the architectural review and approval board
for any proposed development within this area;”

The Plan also states: “The City has taken great efforts to limit the amount of land that
will be utilized for retail development in this area and has allowed only about 80 acres
(closest to the intersection of CTH ‘M’ and ‘PB’ …) to be zoned for retail development”
(p. 15). The Plan acknowledges that the goal is to keep the downtown area retail and
service center viable, but that this location makes sense for some form of retail at two
major highways. “This limited amount of retail development will also enhance the City’s
effort to promote employment and job-creation opportunities within the Southeast
Neighborhood by creating the amenities and services that are necessary in close
proximity to a major employment center” (p. 15). The Applicant states that it “recruits
primarily from the community in which it is located. …with the ratio of part-time/full-time
of 50% each” (p. 10, Narrative).
Architecture and landscaping for the site are discussed later in the Staff report.

Planning Review:
The Applicant is proposing a 160,529 square foot wholesale building near the corner of
CTH M and Thousand Oaks Trail. The Applicant is proposing a fuel facility to contain
initially three (3) islands with eighteen (18) pumping locations located along American
Way. The Application notes the ultimate build out of a total of twenty-four (24) pumping
locations on the site plan, which is included in the Plan Commission packet.
Bulk Requirements:
The Applicant continues to meet the minimum bulk requirements and did not request or
need exemptions to these requirements as part of the GDP approval.
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Access and Parking:
Access to the site will be from Thousand Oaks Trail and American Way utilizing the
existing curb cuts as depicted in Figure 2. Batker Court, formerly John P. Livesey
Boulevard, will dead end into the Applicant’s parking lot. The fuel station will have direct
access from American Way and will connect to the Costco parking lot.
The Applicant is proposing 773 parking spaces, which includes twenty (20)
handicapped spaces and two (2) electric vehicle stalls. The parking stall dimensions are
ten (10) feet wide, which is wider than the typical parking stall width of nine (9) feet. This
Application requires a minimum of 535 parking spaces as seen in Table 2, which is a
difference of 238 parking spaces from the ordinance and their proposal of 773 parking
spaces.

Figure 2 - Overall Site Plan

The standard parking calculation for an in-vehicle sales or service per the zoning
ordinance is one (1) parking space per 50 square feet of gross floor area (Sec. 13-189(g)(4)). Any parking required for the fuel station is available in the proposed parking
lot as the fuel station will be owned and operated by the Applicant.
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Staff is supportive of the access locations and the amount of parking for this Property as
this will be a destination for people within and outside of the City.
Connectivity and Transportation:
The site plan in the Application illustrates with a dashed arrowed line how truck traffic
will travel on the site. The fueling trucks will enter and exit from Batker Court to access
the fuel station. The freight trucks will enter and exit from Batker Court traveling through
the parking lot to the north, traveling parallel to CTH M, and travel south parallel to
Thousand Oaks Trail to the loading and unloading docks. After the freight trucks are
unloaded, the freight truck will travel south and west in the parking lot towards the fuel
station to exit onto Batker Court.
Based on comments from the Plan Commission, the Applicant has added pedestrian
access connecting the fuel facility to the main entrance for the wholesale building. A
designated pedestrian area continues along western portion of the building connecting
to a sidewalk leading to CTH M. A sidewalk is proposed on both side of Batker Court.
This sidewalk will connect to a second accessible path that connects through the
parking lot eastbound to the exit of the wholesale building. A sidewalk is located along
the southern portion of the building eastbound, which has pedestrian crosswalk
pavement markings in front near the receiving area to connect to a sidewalk leading to
Thousand Oaks Trail. These pedestrian connections will increase pedestrian
connectivity north/south and east/west on the site.
The Applicant has completed a Traffic Impact Analysis (TIA) in conjunction with
AECOM. The TIA has given Staff and the Applicant understandings of what road
improvements are needed. Pages eight (8) and nine (9) of the Narrative describes the
types of roadway improvements that are proposed for the project and to support the
entirety of the Verona Technology Park, which include, but not limited to, turn lanes,
elongating queuing lanes, mountable curbs for trucks, and traffic signals.
Staff is supportive of the pedestrian connections to and internal to the Property.
Drainage/Stormwater:
Coordination continues regarding the stormwater management details. Staff has no
outstanding concerns with stormwater at this time.
Design:
Building designs were included in the Application for the building and the fuel station. In
general, the wholesale building would be approximately thirty-one (31) feet tall. The
Applicant proposes to use high quality, recycled, architectural metal panels, structural
brick, split-face concrete masonry units (CMU) and cultured stone veneer. The
Applicant has created visual interest by changing the height of the building and creating
undulations giving the illusion of smaller building sections as depicted in Figures 3 and
4. Additional building elevations and renderings are contained in the Application.
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Figure 3 - Front of the building

Figure 4 - Building design

The fueling station height is approximately fourteen (14) feet tall. The canopy is
wrapped in metallic champagne, which matches the wholesale building. The canopy
columns are wrapped with cultured stone veneer from the ground to the height of the
fuel pump, which changes to brick to connect to the canopy as depicted in Figure 5.
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Figure 5 - Fuel Station design

Staff is supportive of the design of the fuel station as it mirrors the wholesale building
design plus the wrapping of the columns elevates the design.
Sustainability:
Costco designs their sites to be sustainable including:
“Awareness and responsibility to design, construct and operate Costco
sites and buildings in an energy-efficient, sustainable and environmentally
responsible manner are embedded into the Costco program. This
includes, but are not limited to:
•

•

•
•

The building structure steel system and architectural metal panels
are comprised of 80% recycled content with the associated batt
insulation comprised of greater than 50% of recycled content.
The roof maintains reflectance, emittance and SRI ratings that
lessen heat gain and the premanufactured building system provides
erection efficiency reducing impacts to the carbon footprint. …
All site and building lighting systems utilize LED Technology.
Implementation of the APANA water management systems drive
operational efficiency to lower waste water and sewer use.
(Narrative, p. 7 -8)”

In addition to the above sustainable design elements, Costco is “proposing to install a
solar panel system on the fuel facility canopy” (Narrative, p. 8). This would be used to
provide electricity to light the fueling facility and support one (1) electrical vehicle
charging station to charge two (2) vehicles located in the Costco parking lot east of the
fueling facility. Staff is supportive of the sustainable features that will be used for the site
as the current zoning ordinance does not require sustainable or green building.
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Landscape:
The Zoning Ordinance requires a twenty-five percent (25%) landscape surface ratio and
the SC District has the following purpose:
“Intended to permit large and small scale commercial development which
is compatible with the desired overall suburban community character of
the area in general. Significant areas of landscaping are required in this
district to ensure that this effect is achieved” (Sec. 13-1-53).
The Applicant’s narrative states,
“A large heritage oak tree is located near the northwest corner of the
property near the intersection of County road PB and County Trunk
Highway M. The site plan has been designed to protect this tree.
…Landscaping exceeds the minimum requirements and had been
designed to create a high impact and beautiful landscape through larger
caliper trees, native vegetation, and drought tolerant species, which in
turns minimize irrigation needs” (p. 7).
The Applicant is proposing a variety of deciduous trees to include various maples, oaks,
ginkgo, elm, crabapple, and lilac as well as coniferous trees to include various spruces,
pine, and arborvitae. The Applicant proposes shrubbery, tall grasses, and perennials to
give color and depth to the site. Greater details regarding the types of planting used for
the parking islands can be found in the Plan Commission packet. The Applicant has
provided screening from the parking lot to the existing businesses to the south, which
will block headlights when the plantings have matured. The Applicant has provided
landscaping along the northern edge of the property line, which is depicted in Figure 6
that illustrates the view from CTH M of the proposed building. Although the Applicant is
deficient in landscaping point along the building foundation, the Applicant has exceeded
the minimum overall total landscaping requirement of 6,563 points for the site with a
total of 8,837 points, which is a difference of approximately 2,274 landscaping points.
Staff is supportive of the landscaping plan with larger caliper trees.
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Figure 6 - View from CTH M

Lighting:
The Applicant included a conceptual photometric plan for the Property. The Applicant’s
narrative states, “All site and building lighting systems utilize LED Technology” (p.7).
The Applicant is proposing thirty-eight (38) light poles on the site with forty-nine (49)
fixtures. On average, the light pole height will be approximately thirty-seven (37) feet tall
and may contain one (1) or two (2) LED lights. The photometric plan shows
approximately thirty-three (33) full cut-off wall mounted light fixtures along the exterior of
the building. The fuel facility will have LED flush mounted lights on the underside of the
canopy. All lighting is within the acceptable range for the Property and does not affect
the neighboring properties as it does not exceed 0.4 footcandles at the property line.

Vacant Store Agreement:
Similar to the recently constructed Festival Foods, Costco will be required to enter into a
vacant store agreement with the City. The existing agreement with Festival Foods
requires the City to impose similar requirements with other stores that are of equal size
or larger. The intent of the agreement is to reduce future blight if the store were to
become vacant. The vacant store agreement is anticipated to move forward to the
Common Council on March 8th along with the PIP and development agreements for the
project.

Recommendation:
Staff recommends the following Plan Commission action recommend that the Common
Council approve the Precise Implementation Plan for Costco Wholesale with the
following conditions:
1. Recommend the Common Council approve the Precise Implement Plan for
Costco Wholesale with the following conditions:
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a. Prior to the PIP become effective, the City and Costco shall enter into a
store rehabilitation/vacant store agreement.
b. The PIP shall become effective upon Costco acquiring the properties
identified within the PIP.

Prepared by: Katherine Holt
Community Development Specialist
Submitted by: Adam Sayre, AICP
City Administrator

AS
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