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INTRODUCTION AND BACKGROUND

The Orchard Pointe Comprehensive Development Plan (CDP) was adapted by the City 
of Fitchburg April 11, 2006 and amendment July 20, 2006 to Realign the streets and 
expand and clarify Residential Development Opportunities. This CDP established the 
frame work for the Commercial Development of approximately 110 acres located in the 
Southwest quadrant of the McKee Road x Verona Road Intersection. These 
amendments with the road realignments basically created Lot 2 at the SE Corner of 
Limestone Lane and Nesbitt Road. 

The CDP addresses issues and set development guidelines and parameters for land 
use, zoning, public improvements, architectural character, traffic circulation, stormwater 
management and open space preservation.

The City and Property owners have acknowledged that the sequence of development in 
this area would and has required revisions and amendments in order to incorporate 
property assembly, rezoning,  land division, changes in building types and use that had 
not been contemplated for the future commercial needs and changing times. 

This is the 19th amendment to the CPD and focuses on Lot 2 of the Orchard Pointe 
revised Plat CSM 15759, parcel 1100 in the original CDP. “Special Retail” is proposed 
land use with commercial zoning of B-G- General Business District. Lot 2, CSM 15759 
is under a Purchase Contract with the intended use for a proposed 100 Guest Room 
SpringHill Suite Hotel. It is not the intent of this amendment to change existing zoning or 
other requirements of the current CDP design parameters, but only to allow a Hotel as 
the suggested and approved Land Use.

The proposed new owner and architect have met twice to date with City Staff, including 
City Planning and Zoning, Deanna Schmidt, Public Works, Tracy Foss, Economic 
Development, Michael Zimmerman, Building Department, John Crook. We have 
presented once on a “Pre-App” basis with the Planning Commission January 16,2024.
Extensive deign of the Fire Department requires have been completed and reviewed by 
Mark Mlekush with preliminary approval as shown on the attached Site Design Concept.

ORCHARD POINTE CHRONOLOGY

Adopted CDP - April11, 2006 and Amendment July 20,2006 to Realign the Streets and 
Expand and Clarify Residential Development Opportunities.

September 2006  was Amendment #1  and thru 2023 there have been 18 Amendments 
to the CDP. This Proposal would be the 19th Amendment.



General Description and Land Use
Lot 2 CSM 15759  resulted from the division of Lot 1 prepared by Quam Engineering 
2031.- (Plat Drawing attached). It is the intent of this project to be 100 Guest Room 
SpringHill Suite  upscale Hotel built to Marriott Hotel Franchise requirements with quality 
design and materials on both the interior and exterior of the Building. The Hotel will 
include an excellent amenities package, including a Drive-Thru Canopy, Indoor 
Swimming Pool, Meeting Room, Luxury Lobby with F&B service, and a Upscale gated 
Plaza-Terrace at the Entry and the Street-side Frontage of the Building that includes 
BBQ grilles, and a lounge and eating area

ZONING
The current property zoning is B-G General Business. Hotels are approved in the B-G 
Zoning but will require a Conditional Use approval by the Fitchburg Planning and 
Architectural Review.

CDP PARAMETERS
LOT SIZE : 55,844 Square Feet = 1.282 acres

BUILDING FOOTPRINT :  13,350 Square feet -- @25% CDP Parameters = 
13,961 maximum therefore Building Coverage OK

OPEN SPACE OF PROPOSED PLAN = 42,494 SQ. FT. = 76% -- @ CDP 
MINIMUM REQUIRED OF 35% therefore Open Space OK

GREEN SPACE : PERVIOUS = 41%

PARKING: 101 AUTOS per B-G 100 Auto Required. Also 2 Hotel Van Parking.

STORM WATER MANAGEMENT

Preliminary analysis of the site and proposed project have been reviewed by Svet 
Roussev of Roussev Engineering Solutions, LLC  Verona,WI as it relates to the soil 
borings, Proposed Site Plan, and City Storm Water requirements. It is the preliminary 
findings of the engineer that the peak control and detention as  City required can be 
met.  

attachment: Traffic Study, Zoning Map, CSM 15759, Architectural Site Plan
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TRAFFIC MEMORANDUM  

Date:  January 17, 2024 

To:   Raveen Shah 
   Cascade Revenue Management 
 
From:  Daniel C. Bieberitz, P.E., PTOE 
   Traffic Analysis & Design, Inc. 
 
Subject:    Spring 1 Hill Hotel Trip Generation Comparison 
   City of Fitchburg, Wisconsin 
 

INTRODUCTION 
Cascade Revenue Management is proposing to construct a 100-room hotel on the 
northeast corner of Nesbitt Road and Limestone Lane, just south of the existing 
Staybridge Suites Hotel (see Figure 1 below).  This technical memorandum has been 
prepared to compare the trip generation of the original planned use of commercial to 
that of a new 100-room hotel development.  The proposed development site plan is 
shown on Exhibit 1. 
 

         Figure 1: Site Location 
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TRIP GENERATION COMPARISON 
The Orchard Pointe (also called Fitchburg Commons) Comprehensive Development 
Plan (CDP), which encompasses the proposed development parcel, was completed in 
December 2005.  This CDP shows the proposed hotel site under Land Use Section 1100 
(see CDP development plan on Exhibit 2).  The following land uses were assumed from 
the Orchard Pointe CDP: 

 High Turn-Over Restaurant – 5,000 sq. ft. 
 General Office – 15,000 sq. ft.  
 Specialty Retail – 20,000 sq. ft.  

 
From these uses, the trip generation estimates were completed for Section 1100 (5.3 
acres) using the Institute of Transportation Engineer’s (ITE) Trip Generation Manual, 
7th Edition, which was the latest edition during the time of the December 2005 CDP.  
These estimate trips are shown in Table 1 below and are also found on page 14 of the 
Fitchburg Commons CDP.   Only the PM peak hour was analyzed in the CDP, as that is 
usually the most critical hour in areas with retail and restaurant type businesses.       

    

In Out Total
636 33 21 54

(61%) (39%) (9.05)
165 4 18 22

(17%) (83%) FCE
886 24 30 54

(45%) (55%) FCE
1,687 61 69 130Total New Trips

From ITE Trip Generation, 7th Edition

Specialty Retail 814 20.000 x 1,000 SF

High-Turnover (Sit-Down) 
Restaurant

932 5.000 x 1,000 SF

General Office Building 710 15.000 x 1,000 SF

Table 1
Fitchburg Commons Trip Generation Table - from Dec. 2005

Land Use
ITE 

Code Proposed Size
Weekday 

Daily
PM Peak

 
 
For the proposed 100-room hotel, the expected amount of generated trips are based on 
the ITE Trip Generation Manual, 11th Edition, which are shown below on Table 2.   

In Out Total In Out Total
440 20 15 35 20 15 35

(4.40) (53%) (47%) (0.34) (50%) (50%) (0.36)
440 20 15 35 20 15 35

Table 2
On-Site Trip Generation Table

Land Use
ITE 

Code Proposed Size
Weekday 

Daily
AM Peak PM Peak

Hotel - All Suites 311 100 Rooms

Total New Trips  
 
Since Land Use Section 1100 in the CDP included the area where the existing retail 
center is located (6220 Nesbitt Road), the trip generation comparison will include this 
existing retail center as well as the new hotel.  The existing businesses in the retail 
center include the following:   

 Pancake Café  
 Grand Appliance and TV  
 Infinity Martial Arts 
 SwimWest Swim School 
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Since the ITE Trip Generation Manual does not have land uses for martial arts or swim 
schools, these businesses will be included in the Specialty Retail land use.  Both of these 
uses do not generate a significant amount of peak hour traffic, but are more spread out 
in the weekday afternoon and early evening hours.  Table 3 shows the expected trips for 
the existing retail center (6220 Nesbitt Road) and the proposed hotel for the PM peak 
hour.  Since the Pancake Cafe’ is only open from 7:00 am to 2:00 pm, there will be no 
generated trips for this land use in the PM peak hour.  Also, the current ITE Trip 
Generation, 11th Edition, does not include the Specialty Retail Center land use; therefore, 
the older ITE Trip Generation, 9th Edition, was used for this land use to make a more 
uniform comparison between the original land use trip generation from the Orchard 
Pointe CPD and the current retail center/proposed development.   

In Out Total
440 20 15 35

(4.40) (50%) (50%) (0.36)
780 0 0 0

(107.20) (61%) (39%) (9.05)
1,050 30 35 65

(44.32) (44%) (56%) (2.71)
2,270 50 50 100

Table 3
On-Site Trip Generation Table

Land Use
ITE 

Code Proposed Size
Weekday 

Daily
PM Peak

High-Turnover (Sit-Down) 
Restaurant 1 932 7.250 x 1,000 SF

Hotel - All Suites 311 100 Rooms

Specialty Retail Center 2 826 23.750 x 1,000 SF

Total New Trips
1) Pancake Café closes at 2:00 pm; therefore, there are no PM trips associated with this restaurant.
2) From ITE Trip Generation, 9th Edition (Current 11th Edition does not have Speciatly Retail Center.)  

 
Table 4 shows the expected PM peak hour trips generated between the Orchard Pointe 
2005 CPD and the current retail center and the proposed hotel.  As shown in Table 4, 
the current retail center with the proposed hotel will generate approximately 580 
additional weekday trips; however, during the PM peak hour, it would generate 30 
fewer trips.  The additional weekday trips are mostly due to the hotel traffic which 
tends to be more spread out throughout the day and with the Pancake Café closed 
during the PM peak hour, these trips will be spread out within the 7:00 am to 2:00 pm 
operating hours.   

In Out Total
636 33 21 54

(61%) (39%) (9.05)
165 4 18 22

(17%) (83%) FCE
886 24 30 54

(45%) (55%) FCE
1,687 61 69 130
440 20 15 35

(4.40) (50%) (50%) (0.36)
780 0 0 0

(107.20) (61%) (39%) (9.05)
1,050 30 35 65

(44.32) (44%) (56%) (2.71)
2,270 50 50 100
583 (11) (19) (30)

Table 4

Hotel - All Suites 311 100 Rooms

High-Turnover (Sit-Down) 
Restaurant

932 7.250 x 1,000 SF

High-Turnover (Sit-Down) 
Restaurant

932 5.000 x 1,000 SF

General Office Building 710 15.000 x 1,000 SF

Specialty Retail

Total New Trips
Net Trip Difference =

Specialty Retail Center

On-Site Trip Generation Table

814 20.000 x 1,000 SF

Total New Trips

Section 1100 
Under Previously 
Approved CPD

Proposed 
Section 1100 
with 100-room 

Hotel 826 23.750 x 1,000 SF

Land Use
ITE 

Code Proposed Size
Weekday 

Daily
PM Peak
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CONCLUSION 
Based upon the generated trip comparison, the proposed hotel will not negatively 
impact the PM peak hour, as the hotel along with the current retail center at 6220 
Nesbitt Road will generate approximately 30 fewer trips in the PM Peak Hour as 
compared to the original Orchard Point CPD.  The total weekday trips are shown to be 
higher for this land area as compared Orchard Point CPD; however, this should not 
negatively affect the adjacent roadways and intersections as this traffic will be more 
spread out throughout the day.   



N
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EXHIBIT 1
CONCEPTUAL SITE PLAN

SPRING 1 HILL HOTEL, FITCHBURG, WI
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EXHIBIT 2
 ORCHARD POINTE OVERVIEW MAP

SPRING 1 HILL HOTEL, FITCHBURG, WI

LEGEND
Proposed Hotel Location









 
 
 
 
 
 

 
 
 
 
 

 

 

December 14, 2022 

 
 

RE: American House Fitchburg 

Comprehensive Development Plan (CDP) Amendment Application 

Orchard Pointe CDP Amendment Eighteen Narrative 

 
 
Introduction and Background 
 
The Orchard Pointe Comprehensive Development Plan (“CDP”) was adopted by the City of 
Fitchburg (“City”) in April 2006 after extensive public review and discussion. The CDP established 
the framework for the commercial development of approximately 120 acres in the area located in 
the southwest quadrant of the McKee Road and Verona Road intersection. 
 
The CDP addressed various development issues and established parameters for land use, 
zoning, public improvement, architectural character, traffic circulation, stormwater management 
and open space preservation. 
 
During the course of discussion on the CDP, the City and the property owners recognized that the 
scope of development in this area would need to be dynamic and responsive to market changes, 
consumer expectations and regulatory goals. The CDP further highlighted that uses within the 
CDP Planning Area were intended to complement each other, rather than compete with one 
another. To meet its intended purpose as the framework for managing the development within 
Orchard Pointe, it was agreed that reasonable amendments to the CDP would be necessary. 
 
This proposal is the eighteenth amendment of the CDP and focuses on Lot 2 of the Certified 
Survey Map No. 15267.  This property is currently vacant/undeveloped land. 
 
 
Orchard Pointe Chronology 
 
Apr 2006  Orchard Pointe Comprehensive Development Plan approved 

Jul 2006 Rezoning of Orchard Pointe approved (Ord # 2006-0-17 and Ord # 2006-
0-18). 

Jan 2007 CDP Amendment One – Relating to lands east of Fitchrona Road, the re-
alignment of Hardrock Road (Orchard Pointe 11 Preliminary Plat), and 



 

 

Page 2 

the Rezoning of McKee Road frontage east from Fitchrona Road (Ord # 
2007-0- 05). 

Jan 2008 CDP Amendment Two – Relating to uses and open space for Phase One 
of the Shoppes at Orchard Pointe. 

Jul 2008 CDP Amendment Three – Relating to uses and open space for Phase 
Two of the Shoppes at Orchard Pointe. 

Sep 2008 CDP Amendment Four – Relating to the gross floor area permitted on 
Lot 1 of CSM 11969 (UW Credit Union). 

Dec 2008 CDP Amendment Five – Relating to the uses and development of The 
Shoppes at Orchard Pointe (Lot 3) and amendment of the land uses 
allowed on Lot 8. 

Oct 2009 CDP Amendment Six – Relating to the uses and development of Lots 3, 
4, 6, and 8. 

Mar 2011 CDP Amendment Seven – Relating to zoning and conditional uses on 
Lot 6 and revising the site plan pertaining to Lots 3, 4, and 6. 

Jul 2011-Mar 2012 CDP Amendment Eight – Relating to changing the land use on Lot 1 
from restaurant to a bank with drive -thru lanes and specialty retail center 
uses. This proposed amendment was denied by the City Plan 
Commission in order to maintain the opportunity for a restaurant use to 
be developed. 

Fall 2011 CDP Amendment Nine – Relating to developing the HyVee Grocery 
Store on Lot 5. 

Fall 2012-Apr 2013 CDP Amendment Ten – Relating to revising the permitted use on Lot 1 
to allow Specialty Retail Center in place of the single restaurant use 
restriction. 

Jul 2013 CDP Amendment Eleven – Relating to increasing permitted residential 
densities to enable the development of an apartment complex on Lot 14. 

Jan 2016 CDP Amendment Twelve – Relating to revising the uses permitted on 
Lot 9 to allow the development of the Staybridge Suites Hotel. 

Jun 2017 CDP Amendment Thirteen – Relating to revising the use and gross floor 
area permitted on Lot 8 to allow for the development of a Freshii 
restaurant and buildout of additional retail space. 

Nov 2018 CDP Amendment Fourteen – Relating to revising the uses permitted on 
Lot 10 to allow for the development of a residential apartment complex. 

Jan 2019 CDP Amendment Fifteen – Related to a 130 unit independent senior 
living facility on Lot 12 of Orchard Pointe 

Mar 2019 CDP Amendment Sixteen – Related to splitting Lot 1 of CSM 10317 into 
3 lots 


