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BACKGROUND
The City of Sun Prairie is requesting relief from the 75-foot wetland
buffer requirements as they pertain to a 15.5 acre farmed wetland
complex located in areas recently annexed to the City in the vicinity
of S. Grand Avenue and Blue Aster Boulevard. The subject wetlands
have been farmed for decades, and as noted in a recent delineation
report, are dominated by invasive plant species, specifically reed
canary grass. Per the attached Stantec report regarding the Brooks
Tractor Wetland Delineation, the wetland appears to meet the criteria
for less susceptible wetlands with a required buffer per NR151.12 of
10 to 30 feet in width. The photos to the right are included in the
Stantec report, and were taken while standing within the delineated
wetland boundary.
Based on information from the attached delineation reports, as well
as a misunderstanding on the part of the City of the applicability of
the buffer requirements in unmapped environmental corridors,
development approvals have been granted by the City for some
properties bordering the wetlands. Some grading activities have
commenced on the properties in question in accordance with an NOI
issued by the DNR for the project earlier this year.
The wetlands are located on the four properties described and mapped below, three of which have
received final development approvals from the City. The fourth property is in the process of being
purchased by the City.

•

•

•
•

Site A - Menards: A 27.9-acre site located along the east side of Grand Avenue, between Blue
Aster Boulevard and S. City Station Drive. In addition to the delineated wetlands, this site is also
hindered by the presence of a natural gas pipeline within a 50-foot easement and an adjacent
10-foot utility easement, within which no structures may be located. Menard’s proposed
materials yard fence is allowed to cross the easement, but cannot run parallel with the pipeline
within the easement.
Site B – Brooks Property: A 25.5-acre site located immediately south of the Menards property.
Blue Aster Boulevard borders the site on the north, and Brooks Drive on the south. Zoning
entitlements have been granted for a 228-unit apartment development on this site to be known
as the Springs at Sun Prairie (Continental 345 Fund LLC). The same natural gas pipeline and
utility easement extend through the Brooks Property, as well.
Site C - West Prairie Village: Originally platted in 2005, the West Prairie Village plat was modified
in 2016 to realign streets to better accommodate the pending development to the south.
Site D - Schneider Property: The City of Sun Prairie is in the process of purchasing this 41+ acre
site for the purpose of constructing a regional storm water facility on a portion of the property.
The City plans to close on a portion of the property in March 2017. Although no final
determination has been made at this time, it is likely that the balance of the property will be
made available for development to help recover some of the acquisition costs. This property is
included in this request due to the proximity of planned street connections to the wetlands, and
because it is the only other undeveloped property that borders the subject wetland.

WETLAND BUFFER REQUIREMENTS
The Capital Area Regional Planning Commission (CARPC) enforces the following wetland buffer
requirements regardless of the size or quality of wetlands involved:
•

A 75-foot buffer around the perimeter of a wetland within which no impervious surfaces
(buildings, roads, driveways, etc.) are permitted.

•

A 30-foot no grading buffer around the perimeter of a wetland.

The lands related to this request were included in the Sun Prairie Urban Service Area boundary by the
Dane County Regional Planning Commission in its original delineation in 1980. No site-specific conditions
of approval were included in the original delineation, and no environmental corridors were identified
and mapped at that time.
The City of Sun Prairie Municipal Code also contains a provision that requires a 75-foot buffer around
delineated wetlands. However, the City’s Planned Development District regulations provide a process
for requesting the waiver or reduction of such zoning standards when deemed appropriate to provide
flexibility that may be needed to address unique or challenging site conditions, to encourage more
creative site planning, and to improve overall design quality. In the case of the developments described

herein, the justification for the buffer reductions granted by the City are described in the REQUESTED
BUFFER REDUCTIONS section of this application.
When City staff became aware of the need for CARPC and DNR approval of the buffer reductions, CARPC
staff provided guidance as to the circumstances under which reduced wetland buffer widths might be
considered. It was suggested that the following information be submitted in support of the petition:
•

The petition for the wetland buffer reductions must be sponsored by the local governing
authority. Attached please find City of Sun Prairie Ordinance #623 and Ordinance #647,
approving the Planned Development General Development Plans for both the Menards and
Brooks sites, respectively, within which the proposed buffer reductions were granted by the Sun
Prairie Common Council. The Menards approval included the proposed street realignment in
West Prairie Village (ie, Wigeon Way), which was designed in such a manner so as to allow the
City to avoid direct encroachment into the wetlands when this street is extended in the future
onto the Schneider Property (see the REQUESTED BUFFER REDUCTIONS section below for
details).

•

Due to current and past agricultural practices, the wetland in its current state provides little
ecological or aesthetic value. To help account for the reduced buffer, a wetland restoration plan
has been developed to improve the quality of this resource, a 15.48 acre wetland in a rapidly
developing urban area. Further information regarding implementation of the restoration plan is
provided under the WETLAND RESTORATION PLAN section of this application.

•

NR 151 post-construction standards allow for some direct runoff to wetlands when other areas
are over-treated and overall 80% TSS control is achieved. Post-construction stormwater
management measures are planned to minimize direct impacts on the wetlands by providing
pre-treatment of runoff within on-site storm water facilities prior to runoff entering the
wetlands. A summary of these efforts is provided in the POST CONSTRUCTION STORM WATER
MANAGEMENT PLAN section of this application.

•

Construction site erosion control measures will also be implemented to account for grading
within the 30 foot buffer. A summary of such erosion control measures is provided in the
CONSTRUCTION SITE EROSION CONTROL PLAN section of this application.

REQUESTED BUFFER REDUCTIONS
The specific buffer reductions being requested and the proposed justification for granting the requested
relief from the buffer requirements follow:
Menards Property: The Menards development plan evolved over an extended period. The initial
concept plan for the facility involved a smaller site that did not have access to the proposed extension of
Blue Aster Boulevard, and would have resulted in a petition to the DNR to fill approximately 2.3 acres of
the wetland in order to create a building site large enough for the store (see September 2014 Concept

Plan, right). At that time, City staff
recommended that the concept plan be
rejected, in part due to the wetland
encroachment. However, as a result of public
feedback received through a subsequent plan
amendment process for this area of the City,
the Plan Commission and City Council
approved a plan that shifted the commercial
site to the south to avoid the wetlands and to
gain access to the signalized intersection at
Grand Avenue and Blue Aster Boulevard. Upon
approval of the Plan amendment, Menards
negotiated the purchase of additional land to
the south to comply with the intent of the
City’s action.
In addition to the wetlands, development of
the Menards site is further challenged by the
presence of a natural gas pipeline that runs
north-south through the easterly 1/3rd of the
property. No structures are allowed within the
easement, and while the fencing that encloses
the proposed materials yard may cross the
easement, it may not run lengthwise within the
easement parallel to the pipeline. The
combination of wetlands and the restrictions
within the easement create a challenging site
that is difficult to design within, and the imposition of the full 75’ buffer complicates the site even
further.
In considering the proposed buffer reduction as
part of the Planned Development process, the
City took into account Menard’s willingness to
adjust its plans to avoid the filling of the
wetland as originally proposed, the
complications created by the pipeline easement
and its associated restrictions, the overall poor
quality of the farmed wetlands, and the
proposed storm water plan, which diverts water
to several on-site detention and treatment
facilities before being released back into the

natural drainage system in the area. As proposed, a 30-foot no-build buffer is maintained in all but one
location on the property, with associated grading proposed within the remaining 30-foot buffer. In one
location the materials enclosure comes within approximately 6 feet of the wetland boundary in one
location where the wetland extends very close to the pipeline easement.
Brooks Property: The Brooks property was
recently annexed into the City and
approved for a 228-unit apartment
development. It is being developed by
Continental 345 Fund LLC. The wetland
occupies a substantial portion of this
property, and the gas pipeline and
easement also runs through this site.
The Continental plan works around the
wetland, but involves some development
within the 75-foot buffer and grading
within the 30-foot buffer (all proposed
impervious surface other than a planned
multi-purpose path would be located at
least 30 feet from the wetland).
To comply with recommendations of the City’s Land Use Plan and Official Map, the development
includes a north-south street through the property that connects from Brooks Drive on the south to Blue
Aster Boulevard on the north. The alignment of this street is dictated on both the south and the north by
prior decisions. At Brooks Drive to the south, the roadway lines up with a right of way purchased and
platted by the Wisconsin Department of Transportation in the early 2000s as part of the Hwy 151/CTH C
interchange project. At Blue Aster, the street is to line up with the approved entrance to the Menards
property. This alignment dictates that the street be located near the edge of the wetland, but a 30-foot
setback between the wetland and the edge of the right of way has been maintained. Grading for this
roadway is proposed within the 30-foot buffer.
The development includes a proposed multi-purpose path along the edge of the wetlands in response to
the City’s adopted land use plan and Official Map, which call for the development of a trail network
around the wetland and storm water features in this vicinity as a means of providing recreational
opportunities for residents in the area. Installation of the trail contributes to the extent of the grading
that is proposed within the 30-foot no grading buffer.
As with the Menards development, the City Council approved a reduction in the buffer as part of the
Planned Development General Development Plan for this property, as noted on the Ordinance attached
to this application. The quality of the wetland, the challenges presented by the location of the pipeline

and easement on the property, and the desire to encourage a moderate density development on this
site, which is within walking distance of several nearby retail businesses, entertainment venues and
offices, provided the justification for the buffer reductions.
West Prairie Village Plat: The West Prairie Village First Addition plat was recorded in 2005, but the
streets south of W. Main Street have not yet been developed.
In order to better connect with the Menards development and facilitate access from Menards to W.
Main Street, the developers of West Prairie Village agreed to the replatting of this portion of their
development to realign the streets, including the realignment of Wigeon Way. In agreeing to do so,
West Prairie Village LLC was concerned about the creation of unusable parcels to the south of Wigeon
Way, and requested that Wigeon be moved to the south to maintain as much developable land as
possible within their plat.
Initially, the realigned Wigeon Way was to be located
outside of the 30-foot no grading buffer. However, as
part of these discussions the City was also able to
negotiate the adjustment of the right of way of the
north-south aligned S. Mallard Drive, which is planned
to run generally parallel to the east side of the
wetlands, with a multi-purpose path along its west edge
to offer public access and enjoyment of the wetlands.
This right of way was shifted to the east so that as it
extends into the Schneider property in the future it can
avoid disturbance of the wetlands that have recently
been delineated. Unfortunately, in doing so this also
required the adjustment of Wigeon Way, which shifted
closer to the wetland in order to square up the
intersection of Wigeon and S. Mallard. As a result,
Wigeon Way is now platted within the 30-foot no
grading buffer. Given the circumstances and the fact
that this adjustment was done to help avoid the need to
fill wetlands in the future as the street system is
extended, the City felt that this was a good compromise
and approved the reduction in the buffer in this area.
We are requesting similar action from CARPC and the
DNR.

Initial realignment of Wigeon Way.

Final realignment of Wigeon Way.

Schneider Property: As mentioned earlier, the City is in
the process of purchasing the Schneider Property in
order to use a portion of the site for a regional storm
water management facility. This facility will likely be
located on the eastern 1/3rd of the property, and the
balance of the land will likely be sold for development
to recover some of the acquisition costs. As such, there
is no current development plan for the lands located
adjacent to the wetlands other than the City’s future
land use plan.
As noted above, as Mallard Drive is extended south into
the Schneider Property, the City’s aim is to avoid
disturbance of the wetland recently discovered in this
vicinity. The shift in the right of way should provide
enough room to avoid impacts on the wetland, but the
street and associated grading will very likely be within
the 75-foot buffer. Grading activities will likely be
located within the 30-foot buffer, as well. For the
balance of S. Mallard Drive, the City would like to have
the flexibility to locate all or portions of S. Mallard
within the 75-foot buffer, provided that all associated
grading remains outside of the 30-foot no grading
buffer and stormwater generated from the future road
will be treated prior to drainage to the wetland. One
goal in this vicinity is to locate a multi-purpose path
along the west side of Mallard Drive near the wetlands
to provide access to this area for the public.

WETLAND RESTORATION PLAN
In association with the pending development projects, the improvement of the existing 15.5 acres of
farmed wetlands is being proposed to offset the requested reductions in the wetland buffers. A
summary of the buffer treatments and planned wetland enhancement is provided on the attached
restoration plan, and involves the reseeding of the buffers and wetland with a range of native
vegetation (wet detention seed mix, native mesic prairie seed mix, and wet mesic prairie seed mix). In
addition, wetland buffers will be seeded with a no mow seed mix to help stabilize these areas and
prevent erosion.
In conjunction with the Menards and Continental construction plans, each developer will be responsible
for implementing the wetland restoration plan on their perspective property as indicated. A three-year
maintenance plan will be established and enforced to ensure that weeds are controlled, woody species
are removed, and native plantings are provided the opportunity to flourish and take hold. Activities will
include, but may not be limited to, maintenance mowing or spot mowing once or twice annually to a
minimum height of 6-12 inches until the native plantings are adequately established.
POST CONSTRUCTION STORMWATER MANAGEMENT PLAN
Post-construction stormwater management measures have been proposed for the Menards
development (which includes the West Prairie Village street network) as well as the Brooks Property
(Continental 345 Fund LLC). These developments have submitted Stormwater Management Plans to
conform to Chapter 15.30 of the Sun Prairie’s Stormwater Management Ordinance and Chapter 14 of
the Dane County Manure Management, Erosion Control and Stormwater Management Ordinance. In
addition to the County Ordinance for peak runoff control, the City of Sun Prairie also requires that the
proposed development limit the peak runoff rate for the 10 year through the 25 year events to the 5
year predevelopment runoff rate.
Menards: A wet detention pond is proposed on the north side of the site, separated by an access road
but connected with an equalizer pipe. This pond will handle runoff from portions of City Station Drive,
Wigeon Way and the majority of the Menards parking lot. An infiltration basin on the east side of the
site will handle runoff from the Menards building, warehouse and the outdoor yard area. A third pond
will be constructed on the south side of the Menards site and will handle runoff from the nearby road to
the south and the future development of Lot 2 and Blue Aster Boulevard. In addition to treating the
Menards site, developer is also treating approximately 3 acres from Grand Avenue that drained to the
wetland network pre-development, further improving the water quality entering the wetlands.
Continental: Two wet detention ponds are proposed for water quality treatment. The first basin is
located in the northeast corner of the property that treats buildings, parking lots and a portion of the
proposed Spring Street. The second basin is centrally located on the opposite side of Spring Street from
the wetland. This facility handles the majority of runoff from development on the west side of Spring
Street.

As it pertains to the wetlands, the individual stormwater management plans result in improving the
water quality before it enters the wetlands. The pre-development conditions included farmed cropland
and portions of Grand Avenue stormwater draining to the farmed wetlands. Combined with the wetland
restoration plan, the development stormwater facilities will provide improved water quality, enhanced
groundwater recharge and improved aesthetics with improved accessibility to create a valuable public
recreation feature out of the existing wetlands.
City Staff, along with MSA Professional Services, the City’s consulting engineer, continues to review and
comment on Menard’s and Continental’s stormwater management plans. Both current stormwater
management plans are included in the attach materials. MSA’s status of review memo, which also
includes responses to Tony Vandermuss’ review comments, is also included.
CONSTRUCTION SITE EROSION CONTROL PLAN
Prior to any land disturbance or grading that is related to development outside the wetlands,
construction site erosion control measures will be implemented. Anticipated measures will include
the following:
1. Silt fence (WDNR Conservation Practice Standard 1056) will be placed around the perimeter of
the entire delineated wetland. Silt fence will also be implemented at perimeter locations of the site
where sheet flow drainage has the potential to transport sediment offsite.
2. Temporary sediment traps (WDNR Conservation Practice Standard 1063) will be constructed at
the same locations where bioretention basins are sited. Following 85 percent build out of the
subdivision, the temporary sediment basins will be removed and replaced with the bioretention
basins.
3. Minimum no grading vegetative buffers of 5 to 30 feet or more will be maintained around the
perimeter of the wetlands, with the exception of the small area on the Menards site where the
wetland is only 6 feet from the pipeline easement. The buffer areas will be seeded with a no mow
fescue seed mix.
4. Install stone tracking pads (WDNR Conservation Practice Standard 1057) at all points of
construction traffic egress.
5. Implement Class II, Type C organic erosion control revegetative mat on all side slopes greater than
4:1. This type of mat is typically used adjacent to environmentally and biologically sensitive areas
where plastic netting is inappropriate and will generally last three-years or greater also.
As final design of each development is advanced, detailed Construction Site Erosion Control Plans
will be developed and submitted for review and approval.
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