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Memorandum www.jsdinc.com 

To: Susan Badtke, Community Planner, City of Fitchburg 

From: Kevin Yeska, JSD 

Re: @Edge Live/Work 

JSD Project #: 16-7678 

Date: January 23, 2018 

cc: 
Randy Alexander, Torque Real Estate; Chris Gosch, Populance; Hans Justeson, JSD; Rachel 
Holloway, JSD; Bill Dunlop, JSD 

 
 

Overview 

On behalf of Torque Companies, JSD Professional Services, Inc. (JSD) is requesting consideration and approval 

of a Specific Implementation Plan (under Planned Development District zoning) and Final Plat for the @Edge 

Live/Work development, which is generally located south of the intersection of CTH MM and McCoy Road, 

between U.S. Highway 14 and CTH MM.  This submittal consists of: 

 

1. A Final PLAT based on the Preliminary Plat that was conditionally approved on January 9, 2018 

2. Engineering Plans for the development 

3. A SIP based on the GIP that was conditionally approved on January 9, 2018 (a copy of the recorded GIP 

will be provided as it was recorded at the Register of Deeds on 01-22-18) 

4. A street right-of-way Discontinuance Request (recorded Lis Pendens) for Loniello Court (a copy of the 

recorded Lis Pendens will be provided as it was recorded at the Register of Deeds on 01-22-18) 

5. A Certified Survey Map (CSM) for the Dale Osborn property adjacent to the south, to memorialize new 

lot boundaries associated with the Loniello Court discontinuance 

6. Materials for Architectural Design Review for buildings in Phase 1 of @Edge 

 

As previously presented, the project will contain multi-tenant work spaces, live-work units, and residential 

apartment complexes meant to cater to entrepreneurs and tech-oriented individual/groups. The location of 

the project site provides a viable opportunity for market rate renters and owner occupied commercial uses.  

 

Project Lands  

 

The project is comprised of 34.08 acres across four parcels of land situated at 2991 County Highway MM. 

The subject property includes Lot 3 of CSM 3535, Lots 1 & 2 of CSM 3598, and a portion of an unplatted 

parcel owned by Dale Osborn that runs along USH 14, which will be transferred to Torque Companies for 

use as an outlot as part of this development. Following City approvals, the intended sequence of 

recordings is to record the discontinuance order for Loniello Court, followed by the CSM to establish new 

lot boundaries, transfer ownership of the 1.2-acre outlot via Quit Claim Deed, and record the Final Plat. 

 

Municipal Coordination and Feedback to Date 

 

The applicants have coordinated with City staff and other agencies throughout the project. Meetings held to 

date include the following: 



@Edge Live/Work 

Project Description Memorandum 

January 23, 2018 

Page 2  

 

  

161 Horizon Drive, Suite 101 �  Verona, WI 53593 �  Phone:  608.848.5060 �  Fax:  608.848.2255 

 

• July 18, 2017 – Pre-Application conference with the Plan Commission  

• May 18, 2017 - Neighborhood Meeting #1 

• August 14, 2017 – Neighborhood Meeting #2 

• November 9, 2017 – Meeting with City Public Works Staff to discuss access, streets, and design options 

• December 1, 2017 – Traffic Study Coordination Meeting with City and County staff 

• December 21, 2017 – On-Site Coordination Meeting with City Public Works and Fire Department Staff 

to discuss utilities and clarify review comments  

• January 5, 2017 – On-Site Meeting with City Staff on sanitary sewer easement and multi-use trail 

• January 10, 2018 – CTH MM Draft TIA Review and Improvements Concept Review meeting with City 

and County Staff 

• January 18, 2018 – Weekly Coordination Meeting with City Engineering to discuss design details 

 

Coordination on final engineering design for CTH MM improvements is continuing at the time of this submittal, 

and weekly engineering meetings are currently scheduled.  The final TIA is a part of this submittal and design 

details for the improvements of CTH MM through the development require additional input from and 

coordination with Dane County Highways, the City, the City of Madison Traffic Engineering (the City’s design 

agent for signals), and Alliant Energy (utility relocations.)  

 

Final Plat 

The project site is currently comprised of 34.08 acres, including the following:  

 

• Lot 1 CSM 3598/PIN 225/060901399400 (1 acre) 

• Lot 2 CSM 3598/PIN 225/060901395404 (14.108 acres) 

• Lot 3 CSM 3535/PIN 225/060901381704 (17.68 acres) 

• Unplatted lands adjacent to USH 14 (1.16 acres, currently owned by Dale Osborn) 

 

The Plat will result in the creation of 17 buildable lots and 3 outlots for stormwater management and open 

space. Since the approval of the Preliminary Plat, coordination with City Staff in order to meet the conditions 

of approval in Resolution R-23-18 requiring that the applicants address public works comments on the 

engineering plans prior to, or with submission of, the Final Plat. The enclosed plan documents and data tables 

reflect these efforts and provide additional details. 

 

The release of two utility easements to the Town of Fitchburg must be completed prior to the recording of the 

plat. The two easments are noted on Lot 1 CSM No. 3598 per document no. 1676046, and another per 

document no. 1676938. A specific request will submitted separately to the City. 

 

Future Subdividing of Lands 

At a future date, the ownership group may wish to subdivide Lots 10 and 11 via CSM to establish additional 

lots within Lot 10 and Lot 11.  Building G1, G2, G3 and Building G4, G5, G6, although connected, will be 

designed to accommodate a property line division with a fire wall separation.  The architectural team has been 

working closely with the City of Fitchburg Fire Department to accommodate this potential future subdivision. 

 

Land Use 

The project will mirror Fitchburg’s tradition of recycling material, re-use, and reduction. It will be a national 

model for redevelopment into an environmentally conscious and vibrant community. Sustainability practices 
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include a variety of live/work options, efficient building and site design, passive and active solar, water 

catchment, community gardens and recreational venues. The development will create a modern urban 

live/work environment where design, art, agriculture, community, and commerce are in balance with nature. 

 

The development proposal includes the construction of a mixed-use development hosting a variety of non-

residential uses, including commercial space (i.e. retail, restaurant, professional office) and residential 

apartment-style dwelling units, including efficiency, one- and two-bedroom, and live/work units. 

 

The development proposal includes private street, path and pedestrian walkway to promote an environment 

that is friendly to non-motorized transportation while accommodating resident and visitor vehicular traffic.  

Narrow, urban street with a variety of parking options, stop controlled intersections and wider walks and paths 

are used to create the desired urban environment within the development.  Each of these features have been 

designed with public safety and specifically emergency vehicle access in mind to ensure the improvements 

promote public safety. Refer to the following Exhibits for additional development details: 

 

• 04.0 - @Edge Master Plan 

• 04.1 – @Edge Land Use, Unit Count, Vehicular Parking Count Summary Table 

• 04.3 – @Edge Bike Parking Count Summary Table 

• 04.4 – @Edge Phasing Plan 

 

Site Access, Circulation, and Parking 

@Edge Live/Work will be served by three points of access from CTH MM. Today, the site is served by three 

points of access; however, due to studies of the sight distances as part of the TIA and topographic constraints 

two of the three existing access drives will be relocated. The locations of these access points have been 

reviewed and approved by the City and Dane County Highway Department. The access point furthest south, 

currently Loniello Court, is an existing access from CTH MM that is today a cul-de-sac. This access will remain in 

place and will be improved as an urban street and re-named Runa Way. The engineering  plans enclosed in this 

submittal reflect the recommendations in the traffic analysis and the discussions that have taken place to date 

with City and County officials. The plans contained in this submittal are will be submitted concurrently to Dane 

County for review. 

 

Torque Companies and JSD have had substantial discussions with City and County regarding the anticipated 

intersections proposed.  

 

• JSD proposes a signalized, full movement intersection at CTH MM and Runa Way, including right turn 

lane into and required tapers out of the development.   

• The Bier Way/MM intersection proposed to be a right-in, right-out intersection. Based on the results of 

the TIA and guidance from the City and County this intersection will be right-in only until the speed 

along CTH MM is reduced and/or the roadway is fully developed into a four-lane urban section. The 

plans reflect the current improvements and an allowance for future improvements.    

 

It is understood that all access points and intersection designs will be confirmed with City and County staff 

prior to the recording of the Final Plat. 

 

In the course of coordinating with City Public Works staff on the details of street design, the applicant team 

has attempted to accommodate the City’s feedback as much as possible. However, certain challenges arose 
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that would have required significant redesign to the project in order to meet requirements for right-of-way 

widths (specifically, the widths for travel lanes, parking stalls and terraces).  It is our belief that the current 

proposed design provides adequate space for rights-of-way to serve the development in a safe and efficient 

manner, both for day-to-day use and emergency services.  In order to resolve the concerns of City Staff the 

streets serving @Edge are now proposed to be entirely private rights-of-way. All streets and sidewalks will be 

maintained per the Developer Agreement.  

 

Bicycle Transportation and Parking 

@Edge Live/Work is excited to bring forward a development with multi-modal forms of transportation for 

residents of and visitors to the City of Fitchburg. A multi-use path is proposed for this development on the 

west side of Runa Way that will provide connectivity through the development as well as future connections to 

the larger multi-use path system, including the Lacy Road/County MM bike path and Captial City Trail located 

at the corner of East Clayton Road and County MM. The proposed multi-use path will improve pedestrian and 

bicycle safety in the area by diverting pedestrian and bike traffic away from County MM into the project site, 

allowing them to experience the @Edge Live/Work development first-hand.   

 

Residents of @Edge Live/Work will have the opportunity to park their bicycles in either long-term secure 

bicycle parking within the buildings or in short-term, public bike parking spaces. Refer to Exhibit 04.1 – Land 

Use, Unit Count, Vehicular Parking Count Summary Table for additional detail. 

 

Building Design  

Industrial modern design is about exposing what lies beneath to uncover a creative and unique energy and 

style. What others are at pains to hide, we boldly put on display. There is no trim to cover imprecise 

craftsmanship, the details celebrate the process of how materials are made, how all of the pieces fit together, 

and the many talented tradespeople coming together in a coordinated assembly. 

 

The form and structural elements are turned into expressive showpieces, a natural and beautiful visual 

language that inspires inside and out. Throughout, there are opportunities to juxtapose the raw with the 

refined, and incredible thought goes into every detail. Form and function are both equally important in the 

design of the project and public and private spaces.  

  

Outside, textural interplay of grainy, earthy wood and smooth, lustrous metal provide a way to accentuate and 

define materials in a way that is true to their form and function. Well placed accents and lighting define spaces 

and edges for a sense of understanding of the project as a whole. Concrete plays an essential role in modern 

industrial design,either polished to a high gloss or left matte or unfinished, the versatility and durability of 

concrete is unparalleled for the industrial modern design aesthetic. Broad brushstrokes of xeriscape plantings 

and hand-packed gabion retaining wall structures compliment the material palette, and supplement the crisp 

geometric forms with softened edges 

  

Inside, exposed beams, visible duct work, conduit, and sprinklers add interest and visual dimension against a 

surface that is normally painfully concealed in other design styles, exposing the thought process by tracing 

their design. The most basic and important element- sunlight- tracks through the interior reflecting off the 

variety of materials and textures, creating an environment that is both inspirational and functional. Open 

spaces are flexible to allow room to expand, move, adapt, and grow. Spaces have different functions, but can 

be combined in many different ways. Creative ways of using and combining  space allow for an ever changing 

and stimulating environment 
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Intended Signage Design 

Clear and memorable signage is consistent and integrated with the building and site design and takes 

advantage of the rich and unique material palette that is part of the project. Consistent themes include the 

interplay of materials and graphics while maintaining an underlying logic that assists in wayfinding and 

communication. 

 

Clear and legible letter and number styles provide high visibility and a style that is at home with the residents 

of this development. 

 

Intended Fencing Design 

To establish a form of privacy for residents the development will propose a number of 6’ and 8’ tall privacy 

fences. An 8’ tall perimeter screening fence will be constructed between the @Edge development and the 

Osborn fill/excavation property to the south during Phase 1.  A 6’ tall fence with the same architectural style 

will also be proposed at the “B” Live/Work units to separate backyards and create privacy between neighbors.  

Refer to architectural plans for fence details.  The fence will be comprised of 4’x4’ wood posts with white 

flashing over black stained slats.  

  

Landscape Design 

The landscape materials and design will compliment and build on visual themes and styles established by the 

proposed architecture within the @Edge Live/Work development. Landscaping and diverse outdoor 

spaces/amenities will be provided throughout the development to create welcoming places to sit or walk 

between the buildings. 

 

A variety of plantings will be used to highlight and define the edges of the overall development and 

architecture. An emphasis will be placed on low maintenance practices by using a biodiversity of native 

perennial species, particularly grasses and wildflowers, around building foundations.  The species provided will 

be carefully selected to provide four season interest throughout the development by use of texture, flower 

color, fall color, and form.  Open space areas and courtyards throughout the development will be highlighted 

with trees, shrubs and perennials that soften the hardscape/density of buildings and create outdoor rooms for 

various amenities highlighted in the site amenities plan. 

 

Intended Open Space Design 

Open space remains a critical component to the @Edge Live/Work development. The organization of buildings 

in the central block creates a communal courtyard space, functioning as an amenity that is usable space for 

residents and visitors.  

 

The master plan incorporates a 8-foot wide public multi-use path along the west side of Runa Way to connect 

to anticipate future path development along CTH MM.  Furthermore, the path provides a link to the Capital 

City Trail, which crosses CTH MM just north of the project site. Auxiliary walking paths linking to the multi-use 

path, creating an internal path network, are incorporated on the west side of the development. These paths 

will provide opportunities for both active and passive recreation, as well as safe routes for active recreation 

and walking pets. 

 

Public Improvements 

Public improvements associated with the development proposal include the construction of: 
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• Approximately 3,400 linear feet of private roadways to provide public access incorporating varying 

right-of-way widths, parallel parking stalls, and reverse angle parking  

• 5-foot wide sidewalks adjacent to proposed private streets; 

• 8-foot wide multi-use path; 

• County Highway MM roadway and intersection improvements; and 

• Sanitary, storm and water utilities to services the proposed buildings. 

 

Stormwater Management, Utilities, and Environmental Remediation 

Stormwater will be retained on-site by two detention basins and a water catchment system that will 

provide water for the community gardens, community dog wash, and a community car wash station. 

 

Remediation of the site will involve the removal (approximately 93,000 cubic yards) of potentially unstable 

materials from all building footprint areas, road/drive areas, and utility trench areas. The concrete, 

blacktop, and other masonry materials will be crushed and if compliant with city specifications will be re-

utilized for roads, utility trenches, and building footprints once steel and plastic materials are separated. 

Additional new, engineered fill meeting city specifications will be imported for the construction of roads, 

utility trenches, and building footprints. A geo-synthetic grid will be used to reinforce the new engineered 

fill. 

 

The project site is marked by its significant topography as one moves across the site from the south to the 

north. Both the northern and western edges of the site are unbuildable, with very steep slopes. These 

slopes are comprised of concrete slabs, some the size of cars, that retain the 50-75 feet of fill on the 

balance of the site. Interspersed between the concrete and rubble are invasive trees and plants. 

Remediation of these areas will require the removal of these trees. The shavings from these trees will be 

used in the redeveloped landscape and gardens. After the removal of steel and plastics, the concrete will 

be broken into smaller aggregates. Recycling of these materials, along with construction waste, will be 

implemented, along with appropriate measures for erosion control. New soils will be placed on these 

slopes and planted with native species that are non-invasive and drought resistant. Terracing will create 

walking paths, a small amphitheater, and gardens for the site’s future occupants. 

 

Schedule of Completion 

Construction is anticipated to begin spring 2018 with initial occupancy anticipated for late summer 2019. 

Overall, construction is estimated to take approximately three years, with an anticipated completion date of 

July 2021. Occupancy would be absorbed equally over the course of construction (refer to Exhibit 4.4 –Phasing 

Plan). 
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Type I.D. Footprint SF Total Bike Stalls Required @ 1 per 2,000 SF Exterior Bike Stall Proposed

Commercial A1 6,015 3.0075 8

Commercial A2 9,526 4.763 42

Commercial A3 8,173 4.0865 12

Commercial A4 9,193 4.5965 36

Commercial A5 11,405 5.7025 >5

 Total 44,312 22.156 >103

Type I.D. Total Unit Count Total Bike Stalls Required (1 per dwelling unit) Interior Stalls Proposed (90% of Required) Exterior Bike Stall Proposed (10% of Required)

Live/Work B1 9 9 8 > 3

Live/Work B2 10 10 9 > 3

Live/Work B3 7 7 6 6

Live/Work B4 5 5 5 6

Live/Work B5 5 5 5 6

Live/Work B6 6 6 5 6

Total 42 42 38 24

Type I.D. Total Unit Count Total Bike Stalls Required (1 per dwelling unit) Interior Stalls Proposed (90% of Required) Exterior Bike Stall Proposed (10% of Required)
1 Bed Room/Loft E1 44 44 40 22

1 Bed Room/Loft E2 50 50 45 >5

1 Bed Room/Loft E3 50 50 45 >5

1 Bed Room/Loft E4 47 47 42 >5

Total 191 191 172 22

Type I.D. Total Unit Count Total Bike Stalls Required (1 per dwelling unit) Interior Stalls Proposed (90% of Required) Exterior Bike Stall Proposed (10% of Required)

Combo G1 24 24 22 44

Combo G2 32 32 29 30

Combo G3 32 32 29 30

Combo G4 32 32 29 30

Combo G5 32 32 29 30

Combo G6 32 32 29 30

Combo G7 28 28 25 10

Combo G8 28 28 25 10

Combo G9 28 28 25 12

Total 244 244 220 226
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