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Permit Request No.




Lot Two (2), Certified Survey Map No. 7700 recorded in the Office of the Register of Deeds for Dane
County, Wisconsin on January 05, 1995, in Volume 40 of Certified Survey Maps, Pages 175 & 176, as
Document No. 2654147, as corrected by Affidavit of Correction recorded May 02, 1995 as Document No.
2673654, part of the NW 1/4 and SW 1/4 of the NE 1/4, part of the NE 1/4 of the SW 1/4 and part of the
NW 1/4 of the SE 1/4 of Section 7, Township 6 North, Range 9 East, City of Fitchburg, Dane County,
Wisconsin.
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INTRODUCTION

Payne + Dolan - Cottonwood Site CDP

Background Information & Project Overview

The Payne + Dolan — Cottonwood Site Comprehensive Development Plan provides a framework for
industrial development of lands Payne and Dolan, Inc. has owned since 1979. The site is designated for
rural development by the City of Fitchburg master plan and is within the City’s current Urban Service
Area and Future Urban Development Area. The subject property consists of approximately 53 acres
located south of Cottonwood Drive and east of the Military Ridge State Trail in Section 7 of the City of
Fitchburg. The is the Payne + Dolan plant site which is part of the larger O’Brien quarry site. The
northern boundary of the property abuts Cottonwood Drive. The Military Ridge State Trail defines the
western boundary of the property. The eastern and southern limits of the property abut other industrial
and commercial lands owned by the City, Pink Plate LLC, Capital City Leasing LLP and Leeder Enterprises
LLC and Sub-Zero Wolf Inc and the City, respectively. The remainder of the property, not being
purchased by General Beverage, is comprised of active quarry.

Figure 1 shows the project location and the surrounding neighborhood context. In the greater area
surrounding the site and bounded by US-18 (west), McKee Road (north), Commerce Park Drive (east)
and Lacy Road (south) are the following:

» Tothe West:  City of Fitchburg Military Ridge State Trail lands (5.73 acres)

» Tothe North: Industrial and business properties including General Beverage (6.11 acres),
Midwest Decorative Stone & Landscape Supply (5.04 acres) , Whoville Holiday Lighting (1.47
acres), American Heating & Air Conditioning, Inc (0.70 acres), Cardno (0.70 acres), Vacant City
Commerce Park Lot 6 (1.36 acres), Kwik Trip (2.59 acres) and 3 Parking Lots (combined 4.90
acres).

» To the East: Industrial properties including PIKE Technologies (3.50 acres), Kicks Unlimited
Karate (1.15 acres), Loomis Enzymes, LLC (1.34 acres), Luxi Stone Granite Marble & Quartz (1.35
acres), Legacy Academy Activity / Bakke Athletics (4.60 acres), Climate Controlled Space (1.38
acres), Noble Knight Games (3.78 acres) and City of Fitchburg water tower land (0.74 acres).

» Tothe South: City of Fitchburg Quarry Ridge Recreation lands (combined 51.42 acres), Sub-
Zero (33.87 acres), Quarry Vista Subdivision (72.37 acres) and Payne + Dolan land (35.68 acres).
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Figure 1

Project Summary

Based on topography, hydrologic and geologic conditions within the planning area, and with
consideration given to the land use patterns and development expectations expressed in City policies,
Payne and Dolan forecasts that implementing the CDP will realistically add 103,500 sf of industrial
warehouse space (single building) with parking, drives and stormwater management to serve the space.
The current planning area encompasses approximately 7.5 acres generally located south of Cottonwood
Drive and east of the Military Ridge State Trail. The remaining area is to remain as the Obrien Quarry.
The development team intends to move forward with platting and rezoning of the property to 2 lots
subsequent to City approval of the CDP as it is intended to aid in public and private decisions regarding
land division, zoning and infrastructure investment. Development schedule as it pertains to construction
of Phase 1 and Phase 2 of the General Beverage site is in the foreseeable future, such as Phase 1 2022
and Phase 2 2024, but will be dependent on approval of the CDP, sale of the property, platting, rezoning
and design plans. There is no known plan or schedule to develop the remainder of the site but
discussion on how it can be divided and served by public right of way and utilities is provided in this
report. This submittal constitutes a Comprehensive Development Plan (CDP) under Chapter 15 of the
City’s ordinances.

Boundary Description

All of Lot 2, Certified Survey Map No. 7700 as recorded as Document No. 2654147, being located in the
Southeast 1/4 of the Northwest 1/4, the Southwest 1/4 of the Northeast 1/4, the Northeast 1/4 of the
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Southwest 1/4, and the Northwest 1/4 of the Southeast 1/4, Section 7, T.6N., R.9.E., City of Fitchburg,
Dane County, Wisconsin.

Please see the Certified Survey Map, Exhibit 1, attached as an appendix to this document, for the full
boundary area and intended 2 parcels (referred to throughout this report as Lot 1 45.5 acres and Lot 2
7.5 acres).
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SITE INFORMATION

Existing Conditions

Payne + Dolan - Cottonwood Site CDP

The property is currently zoned R-D, Rural Development B-H, Highway Business. See Figure 2, current

zoning map.
6712021, 3:08:22 PM
Zoning Professional Business.
Low to Medium Density Residential [0 Specialized Indusirial
- Park and Recreation - General Industrial
Rural Development Storm_Basins
- Highway Business I:l Bioretention
I General Business I wet Pona
Transitional Agriculiure - Infilration
Figure 2
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Figures 3, 4 and 5 show the current conditions on the project site. The topography varies vastly across
the site from the lowest points of approximately 995 on the west portion to as high as approximately
1125 on the east (see Figure 3).
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Steep slopes exist in the quarry area and can be seen as the shaded tan areas in Figure 4.
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The northern portion of the parcel, the undisturbed portion being purchased by General Beverage, is
wooded as well as some other areas around the quarry (see Figure 5).

Figure 5
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Wetlands may be present on site according to the Wisconsin Department of Natural Resources Surface
Water Data Viewer. There is an area near the southwest corner of the proposed Lot 2 designated as
“Wetland too small to delineate”, a “NRCS Wetpsot” on the east high side of the quarried area and an
“Excavated pond” on near the southwest corner of the proposed Lot 1.
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DEVELOPMENT PLAN

Payne + Dolan - Cottonwood Site CDP

Site Plan

The CDP anticipates one industrial site for the proposed General Beverage development (Lot 2) with the
remaining lands to stay zoned rural development and in their existing conditions as Payne + Dolan’s
Obrien Quarry (Lot 1) but describes the possible future land use as well if the quarry were to cease
current operations and change ownership.

The 7.5 acre General Beverage development consists of a building, parking, drives, storm water areas
and greenspace with anticipated 40% greenspace after phase 2 is completed. Exhibits 2 and 3 illustrate
the proposed Phase 1 and Phase 2 plans for General Beverage.

The remaining 35.5 acres does not have any proposed development. In the future it could potentially be
rezoned General Industrial and subdivided into 2 parcels, 31.5 acres and 9.7 acres as shown in Exhibit 5,
or into multiple smaller parcels. All dimensional standards as required by Chapter 22 Article IV Division
2 Section 22-398 would be met:

(1) Minimum lot area: 20,000 square feet.

(2) Minimum lot width: 100 feet.

(3) Minimum front yard setback: 30 feet.

(4) Minimum side yard setback: ten feet.

(5) Minimum side street setback: 20 feet.

(6) Minimum rear setback: 15 feet.

(7) Maximum building height: 42 feet on a permitted use basis; above 42 feet on a conditional use
basis.

(8) Maximum lot area coverage: 70 percent.

(9) Minimum open space: ten percent.

Zoning
Exhibit 4 shows the current proposed zoning for the Cottonwood site development.

Streets and Transportation

The proposed industrial development provides two vehicular connections to the adjacent non-arterial
street which will provide two means of ingress and egress during both phases of construction for the
development. A single connection east to the Payne + Dolan access driveway may be constructed
during phase 2. Entrance features and signage may be provided at both entryways into the Lot 2
development.

The separation of Lot 2 has been proposed such that an 80’ strip of land remains with Lot 1 to provide
for a future right of way dedication connecting Cottonwood Drive to the south boundary of project site.

w>Payne+Dolan
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A constructable alignment option providing this connection at an average 4% grade is shown in Exhibit
5.

Currently, the area is not served by the Metro Transit network.

Parking

Parking for the General Beverage site is proposed to be standard surface parking meeting all City and
ADA requirements. Exhibits 2 and 3 illustrate the proposed Phase 1 and Phase 2 parking plans.

Future design and development of Lot 1 would include standard surface parking meeting all City and
ADA requirements.

Stormwater Management

The Cottonwood site is located within the Goose Lake watershed. Goose Lake is a prairie-pothole at the
lowest elevation of the watershed. Goose Lake is in the Town of Verona and located approximately
4000-feet southwest of the study area. During high water events, Goose Lake overflows southwesterly
towards Badger Mill Creek, and to the Sugar River. All the drainage from this site flows to Goose Lake via
the drainage swale that runs north to south along the east side of the trail and to the culverts under Lacy
Road and under Fitchrona Road and that drainage pattern will be maintained post-development.

The storm water management system for the proposed General Beverage site will be designed to meet
the following requirements per the City of Fitchburg Ordinance Chapter 30, Article Il, Section 30.

Sediment Control: Reduce total suspended solids load leaving the site by 80 percent, based on
the average annual rainfall, as compared to no runoff management controls.

Runoff Rate Control: Maintain pre-development peak runoff rates for the 1-year, 24-hour storm
event (2.49 inches over 24-hour duration), the 2-year, 24-hour storm event (2.84 inches over 24-
hour duration), the 10-year, 24-hour storm event (4.09 inches over 24-hour duration), the 100-
year, 24-hour storm event (6.66 inches over 24-hour duration) and safely pass storm events in
excess of the 100-year, 24-hour storm event (6.0 inches over 24-hour duration).

Infiltration: Design practices to infiltrate sufficient runoff volume so that post-development
infiltration volume shall be at least ninety percent (90%) of the pre-development infiltration
volume, based upon average annual rainfall. Unless more than 2% of the site is required to be
used as effective infiltration area, then the infiltration systems and pervious surfaces will be
shown to meet the recharge rate of 7.6 inches/year.

The intent of this overall storm water management system can be seen in Exhibit 3. The majority of the
site will drain via overland flow and storm sewer to the storm water management facilities shown on
the plan. The facilities will provide detention and sediment control. All storm water management
facilities and infiltration will be privately maintained.

No storm water management systems are intended at this time for Lot 1 as it is remaining undisturbed
and drainage patterns unchanged. Future developments within Lot 1 will also be designed to meet the
requirements per the City of Fitchburg Ordinance Chapter 30, Article Il, Section 30 for sediment control,
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runoff rate control and infiltration. This could be achieved with storm water management facilities that
are either privately maintained or regional.

Open Space

There are 2 wet detention ponds and 2 bioretention basins planned for the General Beverage
development, one near each corner of the property. These will all be private ponds. No City owned
regional detention areas or parkland are planned. In summary, Lot 2 will be 40% greenspace. Similarly,
future development of subdivided parcels within the Lot 1 will be designed to meet the industrial zoning
requirements of minimum 30% green area. There is no park space requirement for industrial lands.

Utilities
The project can be served by existing 10” water main and existing 12” sanitary sewer in Cottonwood
Drive that flows north toward McKee Road.

The preliminary proposed connections for sanitary and water services for the Lot 2 development are
shown in Exhibit 3. The quarry operation is currently served by a private well and does not have storm
or sanitary sewer. This is to remain unchanged for the foreseeable future.

Exhibit 6 shows the intention to bring sewer and water mains south from connections in Cottonwood
Drive within the 80’ future road dedication for service to future industrial developments within Lot 1.
The furthest west side of the property has low elevations of 995, and the minimum invert of an available
sewer service extension is estimated at about 993 but with the topographical differences across the site
there is substantial opportunity for serviceable area or balancing of the grades (filling of the lower areas
through cutting the higher areas). The east side of the site, having much higher elevations, has no
limitation to serviceable area.

Soils

The mapped soils within the study area (see Figure 6) indicate gravel pit and quarry for more than 3/4 of
the site. Sogn silt loam, Plano silt loam and Military loam are present on the eastern wooded steeper
sloped area of the site. Sogn silt loam, Whalan silt loam and Military loam are present on the southern
wooded steeper slope area of the site as well. Based on the NRCS web soil survey data, the majority of
the soils fall under hydrologic soil group (HSG) C, which has a slower infiltration rate when wet. A couple
small areas of the site consist of soils in hydrologic soil group D, which has a much slower infiltration
rate when wet. Plano silt loam HSG B runs north to south through the existing offsite drainage swale
along the trail. (Soils are classified in four hydrologic soil groups (HSG) (A, B, C and D) according to
minimum infiltration rate of the soil profile. Group A soils have the highest permeability rate and group
D have the lowest permeability rate.

In general, there are three groundwater systems in the area: a shallow aquifer comprised of glacial
deposits; an upper bedrock aquifer comprised of several Ordovician and Cambrian aged sandstones and
dolomites; and a lower sandstone aquifer comprised of the lower Eau Claire Formation and the Mt.
Simon Formation. A layer of shale, approximately 10 feet thick, in the Eau Claire Formation separates
the two bedrock aquifers. Most municipal wells in Dane County draw from both the shallow and deep
bedrock aquifers; however newer wells are typically open only to the deeper Mt. Simon sandstone
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aquifer. Available information indicates that a groundwater divide is present in this area separating
groundwater flowing west to the Sugar River and flowing east toward the Yahara River. Groundwater in
both bedrock aquifers, below the study area, flows northeast towards Nine Springs Creek and the
Yahara River. The quarries have exposed bedrock visible on the high walls. The lowest bedrock exposed
is the St. Peter Sandstone, which has relatively high and uniform permeability. Above the St. Peter,
dolomites of the Galena, Decorah and Platteville Formations are exposed, particularly in the eastern

quarry. These units may be highly permeable due to extensive horizontal and vertical fractures.
Hydralogic Soill Group—Dane County, Wisconsin
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Compatibility with Surrounding Land Uses and Consistency with Adopted Plans
The proposed Cottonwood Site, including the General Beverage development, currently and in the
future (see Exhibit 5) is compatible with surrounding uses, both existing and future (Industrial-General).
These uses include business to the north and industrial and open space uses to the east and south
recommended in the City of Fitchburg Comprehensive Plan Map 4.3 Future Land Use (see Figure 7).
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