


MEMORANDUM 

 
TO: City of Fitchburg 

FROM: 601 Rolfsmeyer LLC by Richard Johnston 
 

DATE: October 20, 2020 

RE: Rezoning Request for PDD-GIP 

 
Pursuant to Sec. 22-593, we submit the following statements in support of the PDD-GIP 
application documents: 
 

22-593  

(1) A map of the project area including its relationship to surrounding properties and topography 
and other key features, such as, but not limited to, woodlots, heritage or specimen trees, 
streams, wetlands, floodplains, environmental corridors, rock outcroppings, and existing 
buildings or improvements.  

 Dane County Planning and Zoning provides mapping that shows relatively steep slopes on the 
1 and 5-foot contour maps, area improvements, and tree cover that should satisfy the first 
part of this requirement.  A review was conducted of the various other layers available in the 
mapping system,  based on that review there are no results on the site relating to the 
following items:  

1. Woodlots: the bulk of the vegetative cover is scrub vegetation with several larger 
pines that, at the request of a neighbor, are to be moved off site to one of the 
adjoining properties and several large oaks in the southwest corner of the site that the 
Developer will attempt to preserve if parking allows; at the request of the same 
neighbor and on the advice of an arborist, these are expected to remain.  

2. Heritage or specimen trees:  Excluding the trees listed above, there are no heritage or 
specimen trees on the site. 

3. Streams: There are no streams on the site. 
4. Wetlands:  There are no wetlands on the site. 
5. Floodplains:  There are no floodplains on the site, however, there is a small corner of 

the site that is in the County’s “Area of Minimal Flood Hazard”. 
6. Environmental corridors:  There is an environmental corridor in the general area of 

the site but not immediately adjacent to any portion of the site. 
7. Rock outcroppings:  There are no rock outcroppings noted on the site.  Additionally, 

the geotechnical data suggest that there is no subsurface rock present.  

The existing buildings and/or improvements evidenced on the topographic map have been 
removed. 

 Specific wetland, woods or tree inventories, impact analysis, or other studies relative to key 
features may be required by planning staff or the plan commission. 
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 The Developer expects to conduct a Phase 1 Wetland Delineation of the site as part of the 
development project, however, based on the available mapping, the Developer expects to find 
no wetlands on the site.  As stated there is likely to be minimal pine tree relocation and oak 
tree rescue.  The Developer has conducted successful preliminary soil borings to determine 
the viability of the project (see attached copy of the soil boring report).    

(2) A statement of rationale as to why the planned development district zoning is proposed.  

 Current zoning B-H (Highway Business Zoning District) allows outside storage as an 
ancillary use as both a Permitted Use and a Conditional Use.  The only Zoning District that 
allows public storage (public warehousing) is the R-D (Rural Development District) as a 
Conditional Use.   The Applicant proposes to use the B-H (Highway Business District) with a 
PDD (Planned Development District) overlay to provide public storage as a primary use.  
The Applicant is proposing an urban structure that requires municipal sanitary sewer and 
municipal water to provide the Public storage with the following amenities: 

1. Multi-level enclosed storage 
2. Climate controlled storage 
3. Fire protected storage 
4. Generator and/or solar panel backup power 
5. Cistern rain water recovery for landscaping maintenance 
6. Secure digital access control 
7. Digital access to surveillance cameras 
8. The proposed structure will consist of partial solid surface construction materials   

 The proposal shall detail in text, graphic, and statistical forms the lack of other available 
chapter 22 zoning districts to provide the development intended. 

 A review of the City's Zoning Code of Ordinances shows that Personal Storage facilities are 
allowed only in the R-D (Rural Development District) as a Conditional Use, 22 - Public 
Warehousing.  As described above, the Developer intends to provide an urban Public storage 
facility. Constructing such a Public storage facility in the rural setting places a burden on the 
residents using the service and the public infrastructure needed to provide utilities and access 
to the Public storage facility.  Additionally, a Rural Development District is expected to 
provide locations for services used by the agricultural/rural community so that their needs 
are satisfied by providers in the area, not services for urban residential users.  Following a 
review of the City’s Zoning Code of Ordinances the Developer believes that the project would 
better serve the community as an urban facility developed in the urban B-H zoning district 
using the PDD overlay process.  This belief is based on the similarity of the approval process 
for Conditional Use and the PDD overlay.  Specifically, the approval process requirements 
for a Conditional Use in the R-D Zoning District and PDD overlay in the B-H are virtually 
identical.  The significant benefit to the community for using the B-H, PDD overlay zoning 
application is a product that better serves the residents by placing a Public storage facility in 
an urban environment in proximity to the users of the Public storage facility.       

 The statement shall identify barriers that the developer perceives in other chapter 22 zoning 
districts 

 The obvious barrier to the Development is inherent in a Code that allows Personal Storage 
facilities only in the Rural Development Zoning District as a Conditional Use.  The end result 
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of the Zoning Code requirements places such facilities away from urban residential areas and 
the businesses and customers that routinely make use of the product. 

 and opportunities for community betterment the developer suggests are available through the 
proposed planned development district zoning. 

 Using the PDD overlay zoning will allow the City to work with the Developer to provide an 
improved facility that goes well beyond the minimum code requirements, meets the City's 
development goals, and mitigates the City’s concerns with the personal storage products in 
an urban business and/or industrial environment.  The facility as proposed concentrates 
Public storage vertically on the site.  That concentration allows for the features and benefits 
listed earlier in this document on a smaller footprint as well as a concentrated manner.  
Additionally, the project will provide greater esthetic appeal to the site and greater taxable 
value to the City. 

(3) An analysis of social and economic impacts on the community of the project. 

 The use of the PDD option will allow for the development of a storage product with esthetic 
improvements, higher taxable value, and ease of access to the consuming public satisfying a 
demonstrable need for the product identified by the Developer’s market study for the project.  
Additionally, the municipal sanitary sewer and municipal water constructed for the proposed 
facility are expected to be used by the existing residential structure adjacent to the site and 
the 1-acre +/- lot created by the consolidation of the site that will be made available for 
development.  

(4) An analysis of how the proposal is consistent with, and will advance the goals, policies and 
objectives of the comprehensive plan. 

 The opening statement in the City's Comprehensive Plan reads as follows:  "Healthy 
communities grow. A community’s “growth” can take many different forms. It can reference 
physical growth, evidenced in new residents, housing, businesses, streets, and parks. 
Furthermore, it can reference a growth in the efficiency and quality of services and processes 
that these new community elements require. Finally, it can indicate social growth, evidenced 
in development of cooperative, productive working relationships between a community’s 
residents, businesses, elected/appointed officials, and staff."  The proposed project fits all of 
the elements of this statement.  The use of the PDD Zoning Overlay allows the City and the 
Developer to provide the public, through a cooperative process, a product that serves the 
needs of residents of the community, improves the expected quality of the development, keeps 
uses in the proximity of the users, and ads taxable value to the City.    

(5) A detailed analysis discussing the intended specific environmental design,  

 As shown in the Site Plan, the project proposes to make use of the topography of the property 
to minimize its footprint and maximize its capacity (multi-story building), the visibility of the 
project, and the marketability of the project.  The project will provide the required storm 
water management facilities.  The Developer proposes to, within reason, work with the City to 
improve the esthetic quality of the project as well as any issues the City may have with the 
proposed project.  The project as proposed will also use items listed earlier to provide 
amenities to the project with minimal impact on the environment.   
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 the amenities to be gained by the planned development district zoning proposal, 

 The proposed development would convert existing vacant land with no public utilities by 
using a Certified Survey Map (CSM) to consolidate the site and re-dividing it into two 
developable properties served by private sanitary sewer utility and a municipal water utility.  
The proposed utilities will also serve the existing single family home located adjacent to the 
proposed development   One of the lots created by the proposed (CSM) is to be developed 
with a multi-story, public storage facility, that includes the listed amenities to include a 
secured, and climate controlled facility.  Using the PDD overlay will allow the Developer and 
the City to cooperatively generate a project that provides added value to the City while at the 
same time providing public storage in an area where there is a demonstrable need.     The 
second lot will be sold for development that fits within the H-B Zoning District.   

 and, specifically, a statement as to why such benefits and amenities would not be realized 
under any other chapter 22 zoning district. 

 The City's Zoning Code of Ordinances allows personal storage facilities only in the R-D 
(Rural Development District) as a Conditional Use.  Placing the proposed Public storage 
facilities in a rural environment where personal storage is not an issue for residents and 
away from the residential and business customers that need and use the product.  The project 
as proposed would not be viable in the R-D Zoning District even if the Conditional Use were 
to be approved by the City.  Specifically, the need for municipal utilities would make the 
project difficult if not impossible in a rural environment. 

(6) A general development plan of the proposed project showing at least the following 
information in sufficient detail to make possible evaluation against criteria for approval: 

 a. Public and private roads, driveways and parking facilities; bicycle and pedestrian facilities, 
bus shelters, and any other multi-modal forms of transportation and their related facilities. 

 The project has no new public roads or other transportation facilities.  Since Rolfsmeyer 
Road is a dead end road that is not likely to be extended in the foreseeable future, it is not 
likely that such additional facilities are going to be needed. Access to the two development 
sites will be from a common driveway off of Rolfsmeyer Road.  Parking facilities for the 
projects will be provided on site for each development project. See attached site plan. 

 b. Land uses and size, arrangement and location of lots and proposed buildings or groups of 
buildings. 

 The project as proposed uses a Certified Survey Map (CSM) to create 2 lots by consolidating 
the existing 4 lots and existing rights-of-way.  The new lots will be 1 +/- acres and 3 +/- 
acres, the larger lot is proposed to be used to construct the described state-of-the-art Public 
storage facility.  See attached site plan. 

 c. The types, size, intended uses, and location of structures. 

 The 1 +/- acre lot will be placed on the market for development using the B-H Zoning District 
criteria.  The larger 3 +/- acres lot is proposed to be used to construct the described 100,000 
square foot +/- state-of-the-art Public storage facility. See attached site plan. 
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 d. A general utility plan, preliminary grading plan. 

 The project proposes to insert the multi-story Public storage facility into the existing hill to 
take advantage of the site’s change in elevation to support the structure.  Any fill generated 
by the excavation will be used on site and/or trucked to an area fill site.  The sanitary sewer 
and water utilities are designed to connect to the existing City of Madison, Town of Madison, 
and Madison Metropolitan Sewerage District (MMSD) Public Utilities and treatment plant.  
See attached site plan. 

 e. The location of recreational and open space areas and facilities and specifically describing 
those that are to be reserved or dedicated for public acquisition and use. 

 There are proposed green spaces included in the project; however, there are no recreational 
facilities or land for public acquisition and use on the site.  See attached Site Plan. 

 f. General landscape treatment plan. 

 The Developer has reserved 15% as green space. The landscape treatment plan will meet 
PDD requirements and is subject to negotiation.  The Developer also intends to collect rain 
water from the structure’s roof to help maintain the proposed green space. See attached site 
plan 

 g. Statistical data on size of the development, density/intensity of various parts of the 
development, ratio of various land uses, economic analysis of the development, expected 
staging, and any other plans or data required by the plan commission or common council. 

 The Developer intends to place the smaller lot on the market for development based on 
existing economic conditions.   The larger lot is proposed to be developed as a 100,000 
square foot +/- Public storage facility.  The size and quality of the facility are based on the 
Developer’s market study for the facility. See attached site plan. 

Amanda Helfrich of Starr Commercial Real Estate is one of the leading self-storage site 
analysts in the country.  The market analysis suggests strong demand for the product being 
proposed.  The following is from Amanda’s report: 

“The site is located on a dead-end street, surrounded by a mix of light industrial users, 
including an existing self-storage facility across the street. This location is ideal for self-
storage development, consistent with many other facilities located in the market.   

The proposed facility will be constructed with high end finishes with enclosed storage units, 
making it attractive and superior to other interstate fronting businesses in the market area. As 
compared to other surveyed storage facilities in the market, the subject will be superior to 
most and considered a Class A facility. The use is complementary to other businesses in the 
immediate area. The market appears to be very undersupplied in terms of self-storage and the 
proposed use will serve the market well.”    

(7) General outline of the intended organizational structure for a property owners association, if 
any; proposed condominium documents, if any; deed restrictions and all agreements 
necessary to accommodate private provision of common services, if any. 

 The Developer expects to draft any easements needed to provide ingress and egress access, 
shared storm water management and shared facilities maintenance.  These documents are 
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expected to be drafted in consultation with the City’s Common Council, Plan Commission, 
and Municipal Staff. 

(8) For any project plan proposed, a schedule for completion of the public and private 
improvements proposed within the project plan. 

 The Developer expects to complete the permitting process early in CY 2021 with construction 
and occupancy in CY 2021 or early CY 2022.  Construction of the public utilities are planned 
to start in early spring of CY 2021 with paving to be in place by late spring of CY 2021.  It is 
understood that the Developer will need to join Diggers Hotline to routinely locate the 
proposed private sanitary sewer force main.   

(9) Neighborhood input. 
a. Prior to the formal petition for rezoning, the applicant shall make a reasonable effort to 
meet with property owners and individuals within and near the area of the proposal. Property 
owners and residents within the project area and those within 300 feet of the project boundary 
shall be noticed at least ten days prior to a meeting in which the conceptual project will be 
presented. The meeting shall be fashioned to solicit input on the proposed design. More than 
one neighborhood meeting may be necessary to gather input, address comments received, and 
provide information relative to any intended application. 
b. A statement describing the reasonable efforts made to meet with and receive input from 
individuals required to receive notice shall be submitted with the rezoning petition application 
when it is filed for review at the planning department. 

 The Developer has made contact with neighboring property owners to discuss and gather 
input on the specifics of the project.   

 
Attached Exhibits: 

A. Site Plan 
B. Soil Report 

 



EXHIBIT A 
SITE PLAN 

 
 
See attached. 
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EXHIBIT B 
SOIL REPORT 

 
 
See attached. 
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