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Special Planning Commission Meeting Minutes
Monday, November 22, 2010 - 6:00 p.m.
Public Safety Building, Council Chambers, Second Floor, 321 S. Fourth Street,
Stoughton, WI.

Members Present: Mayor Donna Olson, Chair; Todd Krcma; Troy Wieser; Carl
Chenoweth; Rollie Odland and Ron Christianson.
Absent and Excused: Eric Hohol, Vice-Chair
Staff: Director of Planning & Development, Rodney Scheel; Zoning Administrator
/Assistant Planner, Michael Stacey.
Guests: Mike Ashiku; Dave McKichan; Mitch Gilbertson; Curt Davey; Sue Moe; Katharine
Giansante; Ted DeGroff; Tim Carter; Paul Lawrence; Dave Phillips; David Handt; and
Dave Gloudemans.

1. Call to order. Mayor Olson called the meeting to order at 6:00 pm.

2. Consider approval of the November 8, 2010 Planning Commission meeting
minutes. Motion by Christianson to approve the minutes of November 8, 2010 as
presented, 2nd by Wieser. Motion carried 6 - 0.

3. Status of Developments/Projects.
Scheel referred to the status of developments section of the packet and gave an
update of the Movin’ Out project (Elven Sted). Krcma questioned the status of the
deck encroachment. Scheel stated the property owner removed the deck so there is
no encroachment.

4. Mike Ashiku, owner of Sunrise Family Restaurant requests a conditional use
permit to construct an addition to the east side of the building at 1052 W. Main
Street for dining area expansion.
Scheel gave an overview of the request.

Mayor Olson opened the public hearing.

The following people registered to speak for the proposed conditional use:

Lee Madden – in support and has 3 concerns:
 East building exits to a public way.
 Wants all activities to occur on site.
 Parking should be as per plan.

The following people registered in favor of the request:

David Handt
Larry Roberts

Mayor Olson closed the public hearing.
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Motion by Chenoweth to recommend Council approve the conditional use resolution
conditioned on the staff review letter dated November 1, 2010, 2nd by Krcma.

Krcma questioned the eastern exit. Dave McKichan (contractor for applicant) stated
they plan to add a strip of green space along the east side of the building to prohibit
people from parking along there. McKichan added that signage will be installed to
identify the parking for patrons and the eastern building exit is an emergency exit.
Chenoweth questioned the trash and grease collection location. McKichan stated the
trash is in the enclosure and the grease collection may have been placed in the
wrong location. Motion carried 6 - 0.

5. Mitch Gilbertson, Stevens Construction Corp., representing the owner of B & G
Foods, Inc., requests a conditional use permit to construct an addition at 430
Industrial Circle to allow employees to smoke outdoors in a sheltered area
according to State of Wisconsin requirements.
Mayor Olson gave introduction of the request.

Mayor Olson opened the public hearing.

The following people registered to speak in favor of the request:

Mitch Gilbertson gave an overview of the request.

No one registered against the proposed request.

Mayor Olson closed the public hearing.

Motion by Christianson to recommend Council approve the conditional use
resolution conditioned on the staff review letter dated November 1, 2010, 2nd by
Krcma. Motion carried 6 - 0.

6. Curt Davey, representing Uniroyal Engineered Products LLC, requests a
conditional use permit to construct a 20,000 square foot accessory building;
construct a 1,200 square foot accessory building expansion; and to expand the
parking area at 501 S. Water Street; all to provide more storage.
Scheel gave an overview of the request.

Mayor Olson opened the public hearing.

The following people registered for the public hearing:

Katharine Giansante registered to ask questions if necessary.

Mayor Olson asked Curt Davey to explain the request.
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No one registered against the proposed request.

Mayor Olson closed the public hearing.
Motion by Christianson to recommend Council approve the conditional use
resolution conditioned on the staff review letter dated November 9, 2010, 2nd by
Wieser. A lengthy discussion took place regarding the lack of information requested
in the staff review letter such as:

 No landscaping plan.
 No plan to address the bufferyard requirement.
 No stormwater/erosion control plan.
 No photometric plan.
 Need to identify the pipes near the river.

Curt Davey stated they are working with an engineer to address the stormwater and
erosion control. The consensus by the Commissioner’s is that there is not enough
information to recommend approval at Council.

Christianson withdrew his motion and Wieser stated he is fine with that.

Motion by Chenoweth to table this request until the next meeting on December 13,
2010, 2nd by Wieser.

Curt Davey stated they really need this approval to move forward with this project.
Christianson stated we need more information to recommend this to Council.
Katharine Giansante stated she is concerned about how the river bank will look in that
area.

Motion to table carried 6 - 0.

7. Request by Public Safety Committee to consider adding language to recent
resolution approvals for Pack R Place and Water’s Edge Tavern related to
signage.
Scheel explained the request and recommended this be taken care of by placing
conditions on the outdoor alcohol license and/or by sending a letter to the owners
requesting signage be placed on the door indicating the conditions of deck use.

Chenoweth is not in favor of another public hearing and likes the idea of sending a
letter to the owners. Chenoweth stated he would like to see this condition on the
outdoor alcohol license. Christianson agrees with Chenoweth and noted the onus is
on the owners.
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Motion by Wieser to direct staff to draft a letter to the owners to address the Public
Safety Committee concerns, 2

nd
by Christianson. Motion carried 6 – 0.

8. Planning Commission request to review/discuss the large development
regulations (big box).
Scheel introduced the request.

Chenoweth would like to revisit the large development regulations, specifically the
questionnaire and the economic fiscal impact analysis requirements. Chenoweth is
interested in eliminating the economic and fiscal impact analysis requirements. A
lengthy discussion took place regarding the requirements of these regulations. The
Commissioner’s request that staff provide comparables for the next meeting from
similar sized cities in this area including Sun Prairie; Middleton; Monona; Verona;
Janesville; Mount Horeb; Muskego; and Fort Atkinson.

9. Adjournment. Motion by Chenoweth to adjourn at 6:55 pm, 2
nd

by Christianson.
Motion carried 6– 0.

Respectfully Submitted,
Michael Stacey
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MINUTES OF THE JOINT MEETING OF THE BUSINESS PARK NORTH COMMITTEE AND
PLANNING COMMISSION
Tuesday December 7, 2010 – 5:30 P.M.
Council Chamber, Public Safety Building
321 S. Fourth Street, Stoughton, WI.

Present:
Business Park North Committee: Randy McLaury, Chair; Keith Comstock, Vice-Chair;
Director of Planning & Development, Rodney Scheel; Dick Entwistle; Dave Phillips; and Eric
Olstad.
Planning Commission: Mayor Donna Olson, Chair; Troy Wieser and Rollie Odland.
Absent and Excused: Todd Krcma; Eric Hohol; Dave McKichan; Laurie Sullivan; Ron
Christianson; and Carl Chenoweth
Guests: Mark Cefalu
Staff: Director of Planning & Development Rodney Scheel.

1. Call to Order: Mayor Olson called the meeting to order at 5:30 p.m.

2. Mark Halverson, Lean Distribution, LLC requests site plan approval for a parking lot
addition at 241 Business Park Circle, Stoughton Business Park.
Planning Director Scheel summarized the request and discussed the staff review letter. The
staff letter allows staff to work with Mr. Halverson to confirm the landscaping plan for
compliance with the ordinances. A local permit for stormwater/erosion control will be
necessary and is contained in the staff letter. The covenants governed by the Business Park
North Committee are contained in the staff letter and presented for discussion. No issues or
concerns emerged.

Motion by McLaury to approve the parking lot expansion contingent on the staff letter dated
December 7, 2010, 2nd by Comstock. Motion carried 9 - 0.

3. Adjournment: Motion by Wieser to adjourn at 5:45 pm, 2nd by Phillips. Motion carried 9 –
0.

Respectfully submitted,
Rodney Scheel



Mike Stacey

From: Rodney J. Scheel

Sent: Tuesday, December 07, 2010 2:31 PM

To: Mike Stacey

Subject: FW: Draft USA Amendment

Attachments: Urban Service Area Amendment Draft 3.pdf; Table 1 Revised 1201.pdf; Table 2.pdf

Page 1 of 1

12/7/2010

From: Jim Bricker [mailto:jim.bricker@jsdinc.com]
Sent: Monday, December 06, 2010 3:58 PM
To: Rodney J. Scheel; kamranm@danecorpc.org
Cc: Dennis Steinkraus
Subject: Draft USA Amendment

Rodney and Kamran,
Attached is the text of the proposed USA amendment and two summary tables. The other exhibits are
as listed and will be completed and included with the final submittal. Let me know if you would like to
see them in draft form.

I’ve incorporated comments and edits based on the CARPC response to the prelim SWMP. We will be
receiving soil information later this week hopefully and are expecting to make some modifications to the
land area needed for infiltration.

I will be making some “word-smithing” edits to the document and will also incorporate any edits and
comments that you are able to provide.

Our tentative schedule would be:
14 December Common Council adopts resolution
16 December USAA application delivered to CARPC
10 January Public Hearing notice published
13 January Informational presentation to CARPC
10 February CARPC hearing and approval

Jim Bricker, AICP
Senior Planner

JSD Professional Services, Inc.
∙ Engineers ∙ Surveyors ∙ Planners
Madison Regional Office
161 Horizon Drive, Suite 101
Verona, WI 53593

608.848.5060 phone
608.848.2255 fax
608.444.3054 mobile



  Proposed Land Use

Projected 

Building Area 

(Sq. Feet of 

GFA)

See Notes --> (1)

Medium Format Retail 182,000          1 per 800 to 945           193 to 228      

Specialty Retail Center 30,000             1 per 300 to 400             75 to 100      

Professional Office 34,000             1 per 300 to 378             90 to 113      

Restaurant 19,000             1 per 300 to 578             33 to 63        

Total 265,000                    390 to       504 

Notes:

(1) Gross Floor Areass(GFA) based on preliminary site layout and market analysis by FDG and are subject to change

(2) Estimated Employment multipliers formulated by JSD and are derived from "Job Growth Projections 

and Employment Land Demand" prepared for the City of San Jose, Beacon Economics (2009) and research 

by the US Dept of Energy on employee occupancy of commercial buildings

(3) This projection does not distinguish full-time vs part-time employment 

Table 2.  Projected Employment  -- Phase One

Typical Range of Employees per  

GFA

(2)

Potential Employees

(3)



  Proposed Land Use

N
o

te
s

Existing 

Development

Environmental 

Corridor

New 

Residential 

UnitsTotal Area Phase One* Phase Two* Future Area* *

Single Family Residential 25.9 -6.5 0.0 25.9 6.5

Other Residential 13.6 0.0 13.6 0.0 0.0

Total Residential a 39.5 -6.5 13.6 25.9 6.5
217

Commercial 76.6 33.0 0.0 0.0 43.6

Industrial 0.0 0.0 0.0 0.0 0.0

Institutional 0.0 0.0 0.0 0.0 0.0

Street ROW 48.4 1.8 6.6 4.6 35.4

Roby Road/Oak Opening Drive 3.2 0.0 0.0 0.0 3.2

Jackson St. (Extended) 3.0 1.8 1.2 0.0 0.0

Oak Opening Drive (extended) 5.4 0.0 5.4 0.0 0.0

Future Local Streets b 4.6 0.0 0.0 4.6 0.0

US 51 & SR 138 32.2 0.0 0.0 0.0 32.2

Park Land 6.2 6.2 0.0 0.0 0.0

Stormwater Mgt 30.4 20.4 2.5 7.5 2.4 30.4

Water Quality 7.5 2.5 2.5 2.5 0.0 7.5

Detention c 6.7 6.7 0.0 0.0 2.4 6.7

Infiltration 16.2 11.2 0.0 5.0 0.0 16.2

Other Open Space 11.6 11.6 0.0 0.0 124.8 11.6

Wetlands 11.6 11.6 0.0 0.0 11.6 11.6

Ag & Dev.  Reserve 0.0 0.0 0.0 0.0 113.2

TOTAL 212.7 66.5 22.7 38.0 212.7 42.0

Notes: *

a

b

c Stormwater detention area in Phase One includes the  the 75' buffer area surrounding the wetland.  The preliminary 

SWMP will utilize the wetland area as temporary storage.

Estimated Area (Acres)

Table 1:  USA Amendment Area Data

Residential Land Use is projected based on initial sketch concepts only and is not to be considered to be final or 

approved densities.  Overall, residential density is presumed to be a minimum of 5.5 DUA on average for total 

estimated residential land use. Individual sites may be Single Family (3 to 5 DUA net) and Othe Residential Use (mixed 

of unit types at 5-15 DUA net)

The estimated acreages are preliminary and subject to change as development plans evolve for the Phase Two and 

Future Areas.  The Phase One area includes new development plus the net area of existing development.

Future local street ROW estimated at 15% of developable area
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Urban Service Area Amendment 

WestEnd Commercial Center 

Stoughton, Wisconsin 

 

 

This edition of the proposed USA Amendment report is intended for internal City Staff Review 

and an informal review by Capital Area Regional Plan Commission Staff.   

 

The proposed USAA is scheduled for review and action by the City Plan Commission and 

Common Council during the week of 13 December. 

 

6 December 2010 
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EXECUTIVE SUMMARY 

 

This Urban Service Area Amendment (USAA) request will expand the Stoughton USA by approximately 

212 acres, including: 

 

  88 +/- acres of developable area 

  44 +/- acres of existing commercial land use 

  32 +/- acres of existing street and highway rights-of-way 

  48 +/- acres of open space. 

212 +/- acres total 

 

The primary focus of this USAA is to provide expanded and enhanced economic development 

opportunities to benefit current and future residents of the City and the surrounding areas.   

 

The City of Stoughton currently has only __ acres of undeveloped USA area that is planned and zoned 

for commercial development. 
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1.0  PLAN CONSISTENCY 

 

The City of Stoughton has been working closely with the developers, Forward Development Group and 

Emerald Ridge Developers, to formulate this plan for the designated growth area on the near west edge 

of the City.  This general plan enables the creation of a new commercial area for the community, 

satisfies and manages unique environmental concerns, provides a sound investment opportunity for the 

land owners and developers, and sets the stage for implementation of the City’s adopted 

Comprehensive Plan goals and policies. 

 

1.1 Local Community or Neighborhood Plan 

The City’s Comprehensive Plan, adopted in May 2005, established the territory in the proposed Urban 

Service Area Amendment (USAA) and surrounding area, as the Westside Mixed Use Area.  According to 

the adopted Comprehensive Plan “This area is planned to contain a mixture of commercial uses 

designed to supply the day-to-day goods and services for residents living in both Stoughton and 

surrounding areas….”   

 

The proposed USAA compliments this planning designation and provides the City “… with the ability to 

respond to evolving market conditions and enable a carefully planned blend of high-quality office, 

professional service, commercial and light industrial development.”  

 

See Exhibit 1 A and 1B. 

 

1.2 Local Plan Commission Documentation 

On 13 December 2010 the City of Stoughton Plan Commission  adopted the WestEnd Commercial Center 

Master Plan in draft form, subject to the approval of this proposed Urban Service Area Amendment. See 

Exhibit 2.   A copy of the Plan Commission’s Findings and Resolution is attached as Appendix A.   

  



 

 
8 

2.0 INTERGOVERNMENTAL COOPERATION 

 

2.1 Notification of Adjacent Local Government 

The City of Stoughton and representatives of Forward Development Group, the primary developer in the 

Phase One portion of the proposed USAA area, met with officials of the Town of Rutland on 30 

November 2010 to discuss the proposed development plans and the filing of this USAA application. 

 

2.2 Response of Adjacent Local Government 

(Text relating to responses to issues raised by City-Town discussion if any) 

 

 

 

CARPC staff will compile objections and supporting statements submitted in response to their 

notification to the Town of Rutland. 
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3.0  LAND USE 

 

The proposed USAA will add the following estimated acreages to the Stoughton Urban Service Area: 

 

  88 +/- acres of developable area 

  44 +/- acres of existing commercial land use 

  32 +/- acres of existing street and highway rights-of-way 

  48 +/- acres of open space. 

212 +/- acres total 

 

As shown in Exhibit 1A and 1B, the USAA land is contiguous to the current Stoughton USA boundary.   It 

is also adjacent to existing development in the City of Stoughton, existing City utilities, and the US 51 

and State Highway 138 regional transportation corridors. 

 

3.1 Proposed USAA Boundary 

The proposed USAA includes the US 51 and SR 138 ROWs and a portion of the rights-of-way to 

accommodate the extension of the City’s planned collector streets that will serve this area (Jackson 

Street and Oak Opening Drive). 

 

3.2  Land Uses within Proposed USAA 

Proposed land uses within the USAA area are summarized in Exhibit 3 

 

3.3 Acreage of Existing Development 

Of the 212+/- acre area proposed for the USAA, and estimated 32 +/- acres are accounted for in the 

rights of way for US 51 and Hwy 138 and approximately ½ mile of local road.  Within the remaining 

180+/- acre area, there are presently 44 acres of existing business use, and two rural non-farm 

residences occupying approximately 7 acres. The balance of the area, 129 acres (including the 

farmstead, is in agricultural use.  See Exhibit 3. 

 

3.4 Surrounding Land Uses 

Existing land uses surrounding the USAA area include:  Agricultural production and rural non-farm 

residences to the North, West and South, and developed commercial sites and residential 

neighborhoods to the East.   

 

3.5 Development Staging Plan 

Land inside the proposed USAA is anticipated to be developed over a 20 year time span.  Staging of 

development in this area will occur in a logical, market-based manner.  Each phase of the development 

after the WestEnd Commercial Center will be individually approved by the City.  The developer, land 

owner, and the community have expressed their desire to maintain this phased approach so that lands 

will not be opened for development, or infrastructure extended into undeveloped areas, before there is 

demand for the type and magnitude of the planned land uses and facilities.  See Exhibit 4. 

 

Phase One of this development sequence will be the WestEnd Commercial Center and associated 

stormwater management facilities which will total approximately 67+/- acres.  This phase will include 

the preservation and initial restoration of the kettle/wetland habitat surrounding the large shallow pond 

located at the current Mabie farmstead.  Development will start with the extension of Jackson Street 

west from US 51.  Jackson Street will eventually converge at a neighborhood locus located at the 

intersection with the north-south extension of Oak Opening Drive to Highway 138. 



 

 
10 

Phase Two is anticipated to include the initial development in the central area of the proposed 

neighborhood along the future Oak Opening Drive.  

 

The Future Development Area is located west of Oak Opening Drive (extended).   

 

Specific plans for the Phase Two and Future Development Areas have not been prepared.   
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4.0   HOUSING AND ECONOMIC DEVELOPMENT 

 

As describe in the City’s Comprehensive Plan, the Westside Mixed Use Area is projected to include 

development that will provide Stoughton residents with a variety of housing, commercial, and 

employment opportunities.   

 

Within the 67+/- acre Phase One development area of the proposed USAA however the focus is 

primarily on the commercial and business development desired by the community.  The Phase One area 

includes: 

 

33 +/- net acres for the planned WestEnd Commercial Center 

  2 +/- acres of street ROW 

32 +/- acres of Open Space (including parkland, stormwater mgt facilities and wetlands) 

 

Subsequent development of the remaining 55 +/- developable acre (Phase Two) is anticipated to include 

mixed residential opportunities and a small neighborhood service area.   

 

Detailed planning for the Future Development Area has not yet been undertaken by the landowner and 

the City, but is generally envisioned to be residential in character. 

 

4.1 Housing Type and Number of Units 

No residential development is proposed in the Phase One area of the proposed USAA.  Specific plans for 

the Phase Two and Future Areas depicted on Exhibit 4 have not been reviewed or approved by the 

community.  For planning purposes this area is anticipated to include a small neighborhood service area 

(potentially the first level of a mixed use building), and mixed residential development (Single Family 

Lots and Multi-Family uses) with an overall net density of 5 to 6 Dwelling Units per Acre (DUA). 

 

4.2 Affordability 

No information has been prepared regarding the mix of residential unit types or price points.  The 

Developer of this area has indicated that market-demand considerations will guide the planning for this 

area but it is likely that it will include a variety of housing opportunities. 

 

4.3 Business Expansion and Increased Employment 

The WestEnd Commercial Center planned for the corner of US 51 and State Highway 138 is intended to 

be a community scale commercial development providing goods and services to residents of Stoughton 

and the surrounding areas.   

 

Based on initial projections the center will encompass approximately 33 acres and provide 

approximately 265,000 Gross Floor Area (GFA) of commercial space.  Approximately 80% of the total 

space is anticipated to be retail, 7 % dining, and 13 % office and services.   

 

Along with providing an array of commercial services, the WestEnd development will have numerous 

pedestrian connections and places for people to gather and interact.  In addition to being a viable, 

stand-alone community scale retail area, the WestEnd Commercial Center will also be an integral part of 

the future neighborhood to the west.  The Master Plan includes pedestrian and bicycle path linkages 

winding through the restored diverse habitat surrounding the kettle wetland and connecting to the core 

of the mixed residential neighborhood.   
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Exhibit 6 presents the initial estimate of potential business employment expansion in the WestEnd 

Commercial Center development.  This estimate will be revised as additional information becomes 

available.  
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5.0 AGRICULTURAL, NATURAL AND CULTURAL RESOURCES 

 

The 124 acres of the proposed USAA that are presently undeveloped are entirely utilized for agricultural 

production activities (farmstead, cultivation, and grazing) – including the kettle-pond/wetland area.   

The predominant natural feature in the proposed USAA area is the Kettle-pond/wetland located 

between the Mabie farmstead and Hwy 138.  The approved draft Master Plan for the WestEnd 

Commercial Center illustrates that this natural feature will be preserved and enhanced as part of the 

extensive 38+/- acre open space and stormwater management system that will be implemented with 

the initial development. 

 

5.1 Environmental Corridors 

There are no existing environmental corridors on or in the immediate vicinity of the proposed USAA. 

 

5.2 Wetlands, Floodplains, Drainage Ways 

Outside of the proposed USAA, no other wetland areas have been identified.  For the most part the 

USAA area is gently rolling terrain characteristic of the glaciated portions of Dane County.  The unique 

aspect of this location is the fact that it is a kettle which collects stormwater from a 248+/- acre basin.  

  

Per CARPC policy land management and development of this area must respect this parameter of the 

natural environment and consequently all stormwater must be retained and infiltrated on-site (except in 

cases of extreme rainfall conditions).  Analysis of soils conditions and initial analysis by NRC and JSD 

Professional Services have identified several upland areas which will be designated and managed to 

accommodate the required stormwater infiltration.  In the first phase of development within the 

proposed USAA area, the infiltration area will encompass approximately 11 acres.  This site, located to 

the north of Jackson Street (extended) will be restored as a wet prairie landscape and will become 

permanent open space managed by the City of Stoughton. 

 

Details of the stormwater management system for the USAA are discussed in the following Section.  The 

preliminary Stormwater Management Plan (SWMP) is attached as Appendix C. 

 

5.3 Vegetation 

But for the kettle/wetland and a small copse of woods located along the westerly boundary of the 

proposed USAA area, there is no substantial native/natural vegetative within the area.  The approved 

master plan indicates that the condition of the kettle/wetland area will be improved with the 

elimination of grazing activities and initial grading and restoration for stormwater management 

facilities.  This preserved and restored kettle pond/wetland area and the nearby infiltration basins are 

envisioned to be an attractive diverse habitats linked by walking paths for recreation and enjoyment of 

wildlife.   

 

As development concepts are refined and adjusted for the future residential and neighborhood uses 

beyond in the Phase Two area of the USAA, the intention is preserve the small copse of trees to the 

greatest extent practical. 

 

5.4 Environmental Corridor Designation 

Exhibit 7 illustrates the proposed environmental corridor area within the USAA.  This is generally the 

kettle/wetland area located between Hwy 138 and the existing farmstead, and a surrounding 75 foot 

wide buffer.  Together this environmental corridor area totals approximately 18+/- acres.  The pond 
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within this kettle wetland is considered a Water of the State and is ringed by a delineated wetland.  The 

environmental corridor will be refined as necessary in consultation with DNR and CARPC .   

 

The kettle-pond/wetland, together with the stormwater treatment basin and the 11+/- infiltration basin 

area will be dedicated to the City as a 38+/- acre recreation and stormwater management facility. 

 

5.6  Historic and Archeological Features 

No historic or archeological features or artifacts have been found or identified as being associated with 

the lands in the proposed USAA. 
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6.0 UTILITIES AND STORMWATER MANAGEMENT 

 

The full range of utility service and stormwater management measures will be provided to support 

development within the proposed USAA area.  Utility capacity is currently adequate to serve the existing 

development and the proposed WestEnd Commercial Center as described below and the stormwater 

measures will either meet or exceed the requirements established by the City and Dane County. 

 

Exhibit  7 shows the anticipated layout of the City’s water distribution and wastewater sewer system to 

support Phase One development in the USAA. 

 

6.1  Public Sanitary Sewerage System 

The proposed sanitary sewer system will consist of a new 12” PVC public main extending west from the 

existing City sanitary sewer main in Jackson Street.  This will be a gravity system that will initially service 

the 33+/- acres WestEnd Commercial Center.  This sanitary sewer system has been designed to serve the 

existing businesses located along US 51 if necessary (Note: these businesses are presently located within 

the Town of Rutland and the respective property owners and the City will need to complete annexation 

discussions prior to the extension of service).   

 

This sanitary sewer main has been designed to provide gravity flow sanitary sewer service to the Phase 

Two area and the Future Development as well.       

 

The existing sewer main in Jackson Street is a 12” gravity sewer and has a full flowing capacity of 1.47 

Cubic Feet per Second (CFS).  The proposed sanitary system extension, accounting for the development 

of the WestEnd Commercial Center, residential and commercial development contemplated in the 

Phase Two and Future Development areas,  and service to the existing properties to the north, will have 

an estimated average daily flow rate of 143,355 Gallons Per Day (GPD) and a peak hour flow rate of 0.67 

CFS.  These values are conservative since they include all of the existing properties to the north.  A 

portion of the existing businesses to the north however may be served by a future sanitary extension 

along Roby Road instead. 

 

6.2  Wastewater Plant/ Interceptor Capacity 

The Stoughton Wastewater Treatment Plant and the Jackson Street Interceptor have adequate capacity 

to serve the WestEnd Commercial Center, development of the Phase Two and Future Development 

areas, and the existing businesses within the proposed USAA area.  

 

As reported in the Sanitary Sewer System Study prepared by Strand Associates (2004), the existing 

capacity of the existing 18” sanitary sewer interceptor on Jackson Street at Kings Lynn Road 

(approximately 2,600 feet east and downstream from the WestEnd Commercial Center) was 4.7 CFS; the 

existing peak flow, including the allowance for Inflow and Infiltration (I/I), was 1.84 CFS.  This interceptor 

serves existing development east of US 51 and was designed to serve development in the USAA area.   

 

Using the wastewater generation flows provided in the system study (1,500 GPD/acre) the proposed 

phase one of development in the USAA area is projected to be 49,500 GPD or 0.19 CFS.  After allowing 

for I/I the projected flow in the Jackson Street Interceptor at Kings Lynn Road is calculated at 2.03 CFS – 

or 43% of current interceptor capacity.    
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6.3 Current Average Daily Flow to the Wastewater Treatment Plant/Interceptor 

 The City’s wastewater treatment plant is designed to treat 1.65 million GPD and currently has 300,000 

GPD of unutilized treatment capacity. 

 

6.4 Proposed Public Water supply and Distribution System 

Development in the USAA area is projected to consume approximately 143,355 GPD of potable water 

with an estimated peak hour demand of 301 Gallons Per Minute (GPM). 

 

Phase One development in the USAA will be served by an 8” water main extending from the east side of 

US 51 at Jackson Street, south through the WestEnd Commercial Center, and looping back to US 51 at 

McComb Road, in the southeast corner of the USAA area.  When necessary to serve the existing 

businesses located north of Jackson Street, this main will be interconnected with a main extended from 

Roby Road as well. 

 

As development continues, additional water distribution mains will be extended in public street ROWs.  

 

6.5 Public Water System Current Capacity 

A water demand model calculation was performed by Strand Associates in April 2009.  Current flow 

available for the USAA area is projected to be approximately 4,400 GPM. 

 

6.6 Public Water System Fire Fighting Capacity 

As noted, the referenced water demand model projected 4,400 GPM to be available to development in 

the USAA which substantially exceeds the minimum of 2,000 GPM required by Wisconsin Administrative 

Code NR 811.08.    

 

In 2007 a fire flow test was performed at the existing fire hydrant on Jackson St. near Silverado Drive 

1,300 feet east of the USAA  area – yielded the following results: static pressure: 74 Pound Per Square 

Inch (PSI);  residual pressure: 64 PSI;  pitot  pressure: 52 PSI (2-1/2” outlet) and flowing at 1,210 GPM.   

 

6.7 Current Average Daily and Peak Hourly Water Demand 

It is anticipated that the existing commercial uses and the planned new commercial development in the 

USAA will not include any uses which have unique or larger than typical water demand. 

 

6.8 Stormwater Facility Management and Ownership 

The approved draft WestEnd Commercial Center Master Plan includes 32+/- acres of stormwater 

management facilities to satisfy treatment, volume control, and infiltration requirements for Phase One 

of the development proposed in the USAA area.  These facilities would be located on public outlots and 

managed by the City of Stoughton.   

 

The plan also contemplates that each of the lots within the project will have on-site treatment facilities 

to mitigate oil and grease contamination from parking lots and, to the extent practical, will also have 

small infiltration/raingarden facilities to further maximize infiltration of clean stormwater runoff.  The 

facilities located on the private development lots will be privately owned and maintained. 

 

The existing businesses along US 51 were developed before current stormwater regulations and are not 

included in the preliminary design of the stormwater system.  If and when these lots are re-developed, 

they will be subject to implementing and satisfying the stormwater requirements in effect at the time of 

re=development. 
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6.9  Stormwater Management Measures and Standards 

This Stormwater Management Plan focuses on the first phase of the development while touching on the 

future design considerations for the remainder of the development. The initial phase will cover 

approximately 66+/- acres and includes approximately 35+/- acres of proposed commercial 

development and street ROW and 31+/- acres utilized for stormwater management and neighborhood 

recreation and open space.  Additionally, 15% of the commercial development space will be landscaped 

areas with opportunity for on-lot infiltration facilities such as rain gardens. 

 

Each future phase of the development – Phase Two and beyond -- will require the preparation and City 

approval of a separate Stormwater Management Plan (SWMP) that specific to the final end-users of the 

lots.  The future phases are located to the west and north of the Phase One.  Based on the conceptual 

plans, these areas will consist of single family and multi-family residential, offices, a small neighborhood 

mixed use development (retail with upper floor office and residential), and stormwater management 

areas.  The stormwater management system for the future phases is anticipated to function in a similar 

manner to the Phase One system described in this section and may utilize portions of the Phase One 

infiltration area. 

 

The overall design of the WestEnd Commercial Center project will satisfy the pending standards 

promulgated by the Capital Area Regional Planning Commission (CARPC) for stormwater management 

practices in a closed watershed, as well as applicable Dane County and State requirements for shoreland 

and wetland protection, and the City’s stormwater management ordinance requirements.  These 

include: 

 

• Reduce the Total Suspended Solids (TSS) by 80 percent during the 1-year, 24-hour storm event 

assuming no re-suspension. 

• Provide the best oil and grease removal technology available at the time of project construction 

to effectively treat the first 0.5 inch of stormwater runoff from public roadways and business 

parking lots. 

• Maintain pre-development peak runoff rates for the 2-year, 10-year and 100-year, 24-hour 

storm event 

• Safely pass the 100-year, 24-hour storm event both internally and from the closed watershed 

assuming system failure of infiltration devices. 

• Establish and maintain infiltration practices to infiltrate sufficient runoff volume so that the 

post-development runoff volume is equal to the pre-development runoff volume up to, and 

including, the 100-year, 24-hour storm event. 

• On-lot infiltration of 90% of pre-development volume (on lots tributary to the kettle/wetland 

system. 

• Maintain existing normal water elevations in the kettle pond/wetland within +/- 6 inches for the 

design storms up to the 10 year event. 

• Maintain and protect the wetlands surrounding the existing pond by improving stormwater 

runoff quality and managing runoff volumes to minimize the long term inundation of emergent 

and shoreland vegetation (inundation should not exceed 24 hours for the 2 year event, and 72 

hours for the 100 year event)  

 

The stormwater management system to serve the initial phase of development is depicted in Exhibit 9.  

It is comprised of: 
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• a wet detention basin (to treat run-off to meet the TSS standards), 

• a large infiltration basin (to accommodate infiltration of the pre to post run-off volume), 

• the kettle / wetland basin (which will be expanded to allow temporary detention of runoff 

from very large storm events) and  

• an auxiliary pumping system to maintain/restore normal water level in the wetland/kettle 

pond within the timeframe required per storm event up to a maximum of 72 hours. 

 

In general concept, the storm water management system is designed to function in the following 

sequence:  stormwater runoff  from development in Phase One is captured in a private storm sewer 

system, infiltrated (90% of pre-development), then discharged to a public storm sewer system and 

discharged into the wet detention/sediment treatment basin.  Oil and grease removal is handled by 

filters and bio-retention basins located within the parking lots and private storm sewer inlets. This wet 

detention basin provides runoff rate control and total suspended solids reduction up to the WDNR 

standards before discharging stormwater into the kettle.  

 

Once the treated stormwater reaches the kettle/wetland basin, a pump and force main system moves 

the stormwater up to the multi-celled infiltration basin. Based on currently available soils information, 

the initial design of this 11+/- acre basin will be comprised of 10 interconnected shallow cells, each 0.75 

feet lower than adjoining upstream cell.  The bottom of each of the infiltration cells will be excavated 

and re-constructed with an “engineered” soil that provides maximum infiltration and is a viable soil 

medium to support re-vegetation of the infiltration basin as an expansive wet/mesic prairie 

environment.  See Exhibit  9. 

  

The pump system will discharge the treated stormwater runoff into the first cell via a rock trench which  

evenly disperses the water across the cell area.  The volume of stormwater that does not infiltrate into 

the soil in the first cell is then captured and discharged into the next downstream cell, and so on.  In the 

extreme event that runoff volumes have not infiltrated by the downstream edge of the final cell, the 

excess water flows back into the kettle/wetland basin. 

 

The water level of the permanent pool in the kettle/wetland basin will be restored/maintained to a level 

that is equal to the Normal Water Level established by Wisconsin DNR within 24 to 72 hours after each 

storm event.  In the case of extreme events (storms exceeding the 1% rainfall amounts or back to back 

storm occurrences) and there is excess stormwater volume remaining in the kettle/wetland basin after 

72 hours, the excess water will be pumped to the City’s existing storm sewer system located east of Hwy 

51.  The City will maintain and operate this emergency pump and storm sewer system. 

 

Development in the Phase Two and Future Development areas is currently in only a conceptual plan 

discussion.  Preliminary soil investigation on these areas has indicated that there may only be limited or 

poor infiltration capacity.   It is anticipated therefore that stormwater from the future Phase Two 

development area will likewise be treated to meet WDNR standards, then discharged to the 

kettle/wetland area and then pumped to the Phase One infiltration basin.  

 

Preliminary schematic stormwater planning for the long range Future Development area will integrate 

several “neighborhood” (regional) bio-retention basins that will accommodate all required treatment, 

infiltration and detention criteria.  The runoff from the extreme storm events will be managed by a 

system of overland swales and/or storm sewer facilities connecting to the kettle/wetland basin and the 

City’s emergency pump system. 
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The ultimate size and possible expansion of the infiltration basin(s) will be based on further soil borings 

specific to the proposed basin location and depth. Soil infiltration rates are critical to determining final 

infiltration basin design. Similarly, the additional regional bioretention basins will require soil 

investigations at the time of development to determine the final size requirement.  

 

Infiltration will also be provided on individual lots and development sites in order to promote infiltration 

and minimize the land area needed for the large regional basins.  At a minimum 90% of the pre-

development volume must be infiltrated on the individual lots.  Based on a preliminary assumed 

infiltration rate of ½ inch per hour, these infiltration areas will occupy approximately 4% of each lot 

area.  

 

6.10 Stormwater Ponds 

Prior to initiating any land disturbing activities, detention and sediment control basins will be installed 

and restored.  To prevent sediment clogging and failure, bio-retention and infiltration facilities will not 

be brought “on-line” until their tributary areas have been constructed and restored. 
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7.0  TRANSPORTATION 

 

7.1 Urban Transportation System and Proposed Facilities 

Within the USAA, the following public transportation system improvements are anticipated: 

 

Phase One: Extension of Jackson Street 

  Construction of bike and pedestrian path facilities around the stormwater facilities 

  Intersection improvements at the US 51 x Jackson Street x Hults Road intersection 

 

Phase Two:  Extension of Oak Opening Drive from north to south and connection to Hwy 138 

  Extension of Jackson Street from Phase One to Oak Opening Drive 

  Interconnection of bike and pedestrian path facilities to public sidewalks 

 

7.2 Sidewalks and other Pedestrian Facilities 

The existing development along Hults Road consists of automobile dealerships.  No sidewalks are 

proposed along Hults Road. 

 

The extension of Jackson Street (a city collector route) will include 5 ft wide sidewalks along both sides 

of the street.  The developers will be collaborating with the City to establish a viable and practical design 

standard for Jackson Street that will effectively accommodate motor vehicle traffic, bike traffic and on-

street parking.  

 

The WestEnd Commercial Center will include a network of internal sidewalks to enable (and encourage) 

pedestrian travel between the various retail and service uses and to provide safer routes for pedestrians 

to access vehicles in the parking lots.  These sidewalks will be interconnected to the bike and pedestrian 

path system that encircles the kettle/wetland and stormwater management facilities. 

 

7.3 Facilities for Bicycles 

To compliment the network of bike routes that link to the site, each of the businesses in the WestEnd 

Commercial Center will be required to provide a bike rack(s) in a location that is reasonably convenient 

to the primary customer and employee entry doors of the business. 

 

7.4 Bus Route, Taxi and/or Carpooling Measures 

Currently, there is no public mass transit service available to or within this area of Dane County.   City 

officials have been discussing and reviewing available options with Madison Metro and the newly 

created RTA.  

 

The City of Stoughton supports a shared-ride taxi service that is available to all residents.    The service is 

primarily used by the elderly and disabled individuals.   

 

There are no park and ride facilities in the community currently.  

 

7.5 Areas Planned for Transit Facilities 

The USAA area would be included as part of the service area for the Stoughton Taxi Service.  There are 

no plans to construct (transit shelters or park and ride lots in the USAA. 
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8.0 COMMUNITY FACILITIES 

 

8.1 Local Police Officers 

The City of Stoughton Police Department consists of 20 sworn police officers, 8 dispatchers and 1 

administrative staff.  The Department is located at 321 South 4
th

 Street, approximately 1.8 miles from 

the proposed USAA area. 

 

8.2 Distance to Fire Station and Response Time 

The Stoughton Fire Station is located at 401 East Main Street, also approximately 1.8 miles from the 

USAA area.  The Stoughton Fire Department includes 3 full time and 39 volunteer firefighters.  4 

firefighters also have Emergency Medical Technician (EMT) certification.   

 

The measured response time is from the station to the USAA area is approximately 8 minutes including 

an approximately 3 minute travel time from the station. 

 

The Fire Department has an ISO rating of 3. 

 

8.3 Distance to EMS Station 

The Stoughton Area Emergency Medical Service is an all volunteer force of 43 certified EMTs.  The EMS 

station is located at 516 South Fourth Street, approximately 1.8 miles from the USAA area.   

Response time is identical as the Fire Departments travel time. 

 

8.4 Municipal Services to be Provided 

The USAA area will be supported by the full complement of municipal services available in the City, 

including: 

 

• Public Water Supply and Distribution 

• Public Sanitary Sewerage and Wastewater Treatment 

• Public Storm Sewer and Stormwater Management Facilities 

• Public Safety Services including Police, Fire, and Emergency Medical Services 

• Refuse Collection and Recycling (commercial users must contract for service privately) 

• Public Parks 

• Public Schools 

• General Governmental Services including administrative, code enforcement, building inspection 

and municipal court. 

 

8.5 Distance to Parks and Schools 

The first phase of development in the proposed USAA area will be entirely commercial in character so 

proximity to public schools and parks has not been a critical consideration in the planning to date.  

Subsequent phases of development however will include residential land uses.  Conceptual planning 

discussions for these areas have identified potential locations for open space and park facilities to serve 

the future population. 

 

For reference, the USAA area is located approximately 0.7 miles from the Stoughton High School 

Campus, 1.6 miles from the River Bluff Middle School, and 0.6 miles from Fox Prairie Elementary School.  

Virgin Lake Park is the nearest existing neighborhood park and is approximately 0.25 miles away.   See 

Exhibit 1A. 



 

 
22 

9.0  SUPPLEMENTAL INFORMATION 

 

9.1  Utilities and Stormwater Management Maps 

Exhibits 7 and 8 illustrate the conceptual layout the water, sanitary, and storm sewer facilities which will 

support development in the USAA area. 

 

9.2  Engineering Reports 

Pertinent engineering reports and calculation worksheets are included as appendices to this document. 

 

9.3 Statement of Infill Projects and Initiatives Elsewhere in City 

The City of Stoughton has a long term commitment to quality redevelopment projects and has 

consistently recognized and supported efforts to maintain compact urban land use whenever possible.   

The City’s vibrant downtown is testament to this policy.  The result of this policy, however, is that there 

are few opportunities for infill development in the community.  Currently the City is supporting two 

infill/redevelopment initiatives, including: 

 

• the Railroad Corridor Redevelopment Project – A 57 acre redevelopment effort to revitalize an 

aging industrial area and increase housing opportunities in the near southeast side of 

downtown. 

• Hamilton Place.  A redevelopment project which will___ 

 

9.4 Statement Regarding Mitigation of Farmland Loss 

When completed, development of the proposed USAA area will result in the net loss of approximately 

88 +/- acres of farmland.   

 

Stoughton has always been very conservative in its approach to expanding the periphery of the 

community and has maintained an emphasis on achieving a relatively compact urban form.  This policy 

has minimized the loss of farmland resulting from the City’s growth and development.  During the past 

10 years the area of the City has expanded by only ___ % (___ acres). 

 

9.5 Housing Need  

The City has consistently promoted the development of a relatively dense and diverse housing stock.  In 

2000 there were 4920 housing units in the community occupying approximately 971 acres (47% of the 

net area of the City)  The overall average housing density was approximately 5 Dwelling Units per Acre 

(DUA).  Single Family Detached housing units accounted for 67+/-% of the housing stock. 

 

 Housing density and unit type characteristics have remained very similar during the past decade. 

 

Given the economic slowdown that has occurred during the past several years, the City is currently 

stressing the need to provide employment opportunities and an expanded tax base rather than overall 

increasing residential development. 
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CONCLUSION 

 

This proposed Urban Service Area Amendment accommodates and implements valid development 

policies and plans adopted by the City of Stoughton.  Among other things it will: 

 

• Provides the opportunity for a much needed infusion of private capital and investor confidence 

into the community. 

• Provides convenient and accessible commercial opportunities close to existing and future 

residential areas. 

• Creates an extensive network of public open space facilities and pathways. 

• Maximizes treatment and infiltration of stormwater runoff. 

• Provides for future planned community growth opportunities. 

 

 

 

 

 

 

 

 


