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MEMORANDUM

Date: 
April 8, 2005

To:
Town of Middleton Parks Commission


Cc: 
Jim Mueller, Rod Zubella

From: 
Ken Maly


Subject: Concept Plan for Tumbledown Neighborhood 

Included in this packet are the most recent draft of the Tumbledown Neighborhood Concept Plan and a narrative of the proposed uses and networks.  The map includes land uses, transportation networks, and trails and open space.  We will be in attendance at the April Parks Commission meeting and we hope to further discuss the proposed trails and open spaces.  The following are items that we hope to address at that meeting in order to gain input and feedback from the Commission:

· Proposed trail network and potential users

· Amount of proposed open space

· Recreational trail crossings at roadways

Please review the enclosed packet and prepare any questions that we may be able to answer for you at the meeting.

Tumbledown Trails Neighborhood Plan

Recommended Land Uses

The recommended land uses presented in the Neighborhood Plan are similar to the uses that currently exist in the area.  Multiple land uses were discussed and options were presented regarding future development potential within the neighborhood.  The land uses included in the Plan portray the desires of the property owners and Town officials for the future of the Tumbledown Neighborhood. 

Residential Land Use

The Neighborhood Plan for Tumbledown Trails includes primarily single-family residential development.  Higher-density residential dwelling units, such as duplexes, have not been incorporated into the plan because the property owners in the area wished for the neighborhood to develop in the same manner that it has up to this point.  The Town has a standard for single-family residential parcels to be no smaller than 65,000 square feet, as outlined in the Land Division Ordinance.  The parcels may be subdivided at a higher density if natural and open space is reserved on the site for public use.  This will probably occur in the Tumbledown Neighborhood because of the natural features that exist there.  There are several tree lines that will be preserved for walking trails and the large hill crest peaks on the western side of the neighborhood, which residents feel should be maintained as open space in the future.  If these areas are left in their natural state and dedicated for public use, the land owners will be able to divide their land as cluster subdivisions, which allow development of lots as small as 28,000 square feet.  

Commercial Land Use
Currently, only a minimal amount of commercial land exists in the Tumbledown Neighborhood.  A gasoline/convenience store and a tree nursery are located along Mineral Point Road on the northern boundary of the planning area.  Several primary stakeholders indicated that more commercial land should be included in the Plan along Mineral Point Road.  The Town Land Use Plan also indicates that the intersection of Mineral Point Road and Pioneer Road is an appropriate location for commercial uses within the Town.

No additional commercial land is reflected on the Tumbledown Plan maps.  There was not a strong feeling by any of the parties towards any particular location or type of commercial use so it was included.  However, with Mineral Point likely to become a 4-lane highway at some point, and with many properties having little value as residential, we feel commercial development should still be considered.  This is especially true for land along Mineral Point Road east of the current entrance to Tumbledown Golf Course.  The Carlson property, which currently contains a greenhouse and is between Kwik Trip and the Elementary School, could also be suitable for more intensive commercial uses.  Although land is available for development from the West Middleton Elementary School westward to the Theis property, commercial uses should stay as close to the intersection of Pioneer Road as possible.  

Institutional Land Use

The West Middleton Elementary School is located along the northern border of the planning area on Mineral Point Road.  The Plan continues to show this parcel as the only institutional land use in the neighborhood.  The Town does not foresee the need for additional institutional uses in this area in the future.  Residents in the area recognize the school as a very important part of the neighborhood, and are currently working together and with the Town to create trails that access the school.

Trails, Parks, and Open Spaces

Neighborhood and Area Parks

Several small pocket parks are currently located in the Cherrywood Subdivision to the west of the planning area.  Although the Tumbledown Neighborhood has plenty of open space and several trail networks, there are no public parks.  

The draft Neighborhood Plan identifies approximately 15 acres set aside for a large park along the western border of the area, which is referred to on the map as the Pray Family Park.  The landowners of this parcel, the Pray family, requested this park and it seems to fit well with the overall plan.  The park will serve as the centerpiece of the neighborhood and is well-connected to vehicle and pedestrian transportation networks serving both the Cherrywood and Tumbledown neighborhoods.  The land is ideal for a neighborhood park because of its natural features.  It is the high point of the neighborhood and provides a view over much of the landscape.  This natural feature within the Town would be dedicated to the public and left as open space for everyone to enjoy.  

Trail Network

The Town of Middleton has adopted a trail plan for Tumbledown Neighborhood.  The proposed trail network for the area depicts interconnected walking, biking, and horse trails.  As outlined in the Issues and Opportunities section you received at the last meeting, there were several major connections to be made in the trail network for the neighborhood plan.  Existing parks in the Cherrywood Subdivision, the location of West Middleton Elementary School, natural amenities, and proximity to the Ice Age Trail to the south were all factors to be considered.  

A trial route is already being implemented that will connect the Cherrywood Subdivision with the West Middleton Elementary School through the Watts property.  This trial connection is portrayed in the Neighborhood Plan.  The remainder of trail network in the Plan was established for several reasons.  

First, the City of Madison has a planned trail route traveling along Pioneer Road across from the Tumbledown Golf Course.  The trail network in the Tumbledown Plan meets up with the City’s planned trail to the north and south of the golf course.  If Madison’s plan is ever implemented, trail users in the Town of Middleton could access the City of Madison’s trail routes and travel farther to the east via access at Pioneer Road.

Second, there are several natural amenities in the neighborhood that should be utilized by trail patrons.  Trails currently exist through several of the tree lines near the center of the planning area.  Although these are not established Town trails, the residents would like to continue seeing these trails used by local property owners.  The tree lines to the south of the Tumbledown Golf Course provide ideal conditions for recreational trails through the neighborhood.  These trails continue to the south creating the potential to adjoin with the Ice Age Trail.  

All of the trails meet up at the Pray Family Park.  This abundant open space provides an outdoor recreation area and the trails traveling through the park provide the opportunity for anyone to access it from any direction. 

Stormwater Management Facilities

Stormwater facilities should develop along naturally occurring drainage-ways.  Any individual property owner that chooses to divide and develop their parcel is required to provide stormwater management facilities, either on site or as part of a regional stormwater management system.  The location of stormwater facilities in the neighborhood plan is not intended to be a literal depiction of where these facilities need to be placed.  There are several primary drainage-ways traveling through the neighborhood, as depicted on the Issues and Opportunities map you received at a prior meeting.  The location of stormwater facilities on the Neighborhood Plan map indicates that retention or detention basins should be located along these drainage-ways in order to utilize the natural slope of the land in the neighborhood.  

If multiple property owners choose to develop their parcels harmoniously, cooperative stormwater management systems could be utilized.  This would provide the opportunity to develop more of the land by using a larger stormwater detention/retention facility.  If property owners choose to develop land individually, there will be a more ponds that are smaller and scattered throughout the neighborhood. 

Recommended Transportation Facilities

There were several concerns from the property owners in the Tumbledown Neighborhood regarding an internal transportation network.  Residents did not want to see an abundance of straight streets that would encourage cut-through traffic and high speeds.  Curving streets and cul-de-sacs were preferred, which would provide a more rural atmosphere and discourage non-local traffic.

Arterial Streets  
Currently, there are three primary arterial streets bordering the Tumbledown Neighborhood.  Mineral Point Road, Pioneer Road, and Valley View Road carry the abundance of traffic in, out, and around the area.  Also, land to the east of Pioneer Road will eventually be annexed by the City of Madison.  When that happens, the City will be reconfiguring the intersection of Pioneer Road and Valley View Road to see an increase in traffic flow.  

Additional arterials roadways will be important to the future neighborhood to move traffic in and out of the neighborhood efficiently and provide access to municipal service crews.  The plan reflects a north-south connection through the neighborhood that would move traffic in and out and allow for Town service vehicles to move through the area.  The location of this road also utilizes an existing commercial access point to Mineral Point road on the north and an existing easement aligned with Mound View Road on the south.  A roundabout has been located near the park in order to slow down traffic and create an attractive intersection near the primary recreation area in the neighborhood.  Traffic calming measures should be implemented in order to keep speeds down on the North-South connection and make the intersections safe for drivers and pedestrians.  

An east-west arterial was considered throughout the process but is largely opposed by the primary stakeholders.  The most likely location would be between Ox Trail Way and Tumbledown Trail.  If Watts Road was extended out to Pioneer Road to connect with Tumbledown Trail, this could become a busy road.  It could become an alternative to Mineral Point or Valley View for residents of the Cherrywood or Tumbledown neighborhoods traveling west.  Shareholders strongly wish to avoid this situation and also want to protect the existence of Tumbledown Golf Course.  Increasing traffic volumes could cause a traffic hazard for golfers crossing Tumbledown Trail to access the two holes located across the street.

The current plan reflects the requests of the primary stakeholders and shows Tumbledown Trail as a cul-de-sac and future development on the Pray property utilizing other access points to the north, south, and west.  This is currently the primary access to the Pray property and, if it is to be abandoned, the other access points shown on the map must be available, especially the direct connections to Mineral Point and Valley View.  The Watts family has indicated that they would consider allowing access across these other properties as an alternative to using Tumbledown Trail.

Collector and Local Streets
The Tumbledown Neighborhood currently has a minimal internal street network.  There are three primary roads in existence that are recognized by the Town as local infrastructure, all of which are accessed via Pioneer Road.  Although there are numerous private drives that are accessed from Mineral Point Road and Valley View Road, there are no other previously planned connections within the area.  However, the existing infrastructure and access points provided the starting point for the development of the street network.

Multiple elements were considered during development of this street network.  First, the network had to allow all property owners the opportunity to divide and develop their land if they so choose.  Second, the network had to consider connections to the Cherrywood Subdivision.  There are multiple potential access points between the two neighborhoods.  Third, the road network had to consider the amount of traffic and speed that each segment would encourage.

These issues have been addressed by the proposed road network in the Neighborhood Plan.  Four connections have been made to the Cherrywood Subdivision, which will disperse traffic evenly throughout the area, while also allowing Cherrywood residents to access Valley View Road to the south.  There are several areas where cul-de-sacs have been introduced.  Primary stakeholders agreed that cul-de-sacs were preferred because of their safe and quiet nature.  Because cul-de-sacs are more difficult for the Town to service than standard roads, they have only been proposed in areas where such utilization makes sense.

Expected Effects of Plan on Cherrywood subdivision
Land Use
The proposed land uses in the Tumbledown Plan mesh well with the single-family residential use existing in Cherrywood, although the Tumbledown Neighborhood is not expecting to grow to a density as high as Cherrywood.  The large 15-acre park that is introduced in the Plan also has a very positive impact on the residents of Cherrywood, with respect to both property values and to quality of life.  

Transportation
The transportation network in the Plan has a very large impact on Cherrywood residents.  Currently, residents are not able to directly access either Pioneer Road or Valley View Road to the south.  Everyone in the neighborhood must travel via Mineral Point Road to get to any destination to the east or south.  There is one primary access point to Mineral Point Road, which limits options for traffic and funnels it out through one uncontrolled intersection.  The Tumbledown transportation network allows much of the Cherrywood traffic to be dispersed through multiple access points, thereby reducing the volume at any single intersection.  Also, access to the south and the City of Verona will reduce congestion on Mineral Point Road during busy hours.  Ox Trail Way has not been directly connected to Tumbledown Trail in the Plan in order to protect the golf course, but there are several ways to access Pioneer Road to the east. 

Trails and Parks
The Tumbledown Neighborhood trail network was intentionally connected to the Cherrywood system in order to create an interconnected network in the area.  The parks and trails that currently exist were mapped out on the Issues and Opportunities map, and the proposed trails and parks in Tumbledown were placed to complement and enhance existing ones in the vicinity. 
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