Planning Report
West Madison Bible Church
Initial Review

City of Verona
Plan Commission 3-1-2021

Summary: The Applicant has submitted a request for an initial review to construct
700-multi-family units in six (6) buildings and two (2) commercial
buildings with each containing 9,800 square feet located east of CTH M
and south of CTH PD. This project requires annexation, urban service
area amendment, and City approvals.
Property Location: Corner of County Highway M and County Highway PD
Property Owner:

West Madison Bible Church
2920 County Highway M
Verona, WI 53593

Applicant:

Luke Stauffacher – Cascade Development
5150 High Crossing Boulevard
Madison, WI 53718

Existing Zoning:
Proposed Zoning:
Existing Land Use:
Proposed Land Use:

Wirtanen Family Trust
1180 Golf Blvd. # 1704
Clearwater, FL 33767

Rural Residential RR-8 within the Town of Verona
Urban Residential (UR) and Suburban Commercial (SC)
Church and Vacant
Residential, Commercial, and Church
Figure 1 – Location Map

CTH PD/McKee Road
Wirtanen

West Madison
Bible Church

CTH M
Note: Dashed yellow line denotes existing property line between the two properties

West Madison Bible Church
Initial Review

Site Description:

The Applicant is requesting an initial review (“Application”) to develop approximately 23acres of land with approximately 700-multi-family units and two (2) commercial buildings
with each containing 9,800 square feet located east of County Highway M (“CTH M”)
and south of County Highway PD (“CTH PD”) currently known as the West Madison
Bible Church and Wirtanen properties (“Property”). The Property is currently zoned
Rural Residential (RR-8) within the Town of Verona. The Property contains the West
Madison Bible Church, vacant lands, and woods. Current access to the Property is from
an existing driveway cut from Stony Ridge Circle to the West Madison Bible Church and
a shared access point for the substation and the Wirtanen property.

Development Process:

Any development for this Property will have to go through the following development
process and meet all of the requirements prior to receiving a building permit. Some of
these steps may occur concurrently.
•

Pre-Development Review Agreement – Agreement required of any project
requesting annexation and located in the Town. Agreement requires the
applicant to pay all City costs associated with the development including review
time for City Engineer and City Attorney. The City currently has an agreement
with the West Madison Bible Church but it may need to be modified to address
the submittal from the Applicant.

•

Pre-Annexation Agreement – The Applicant needs to enter into a preannexation agreement.

•

Annexation – The Property is contiguous to the City of Verona and can be
annexed.

•

Urban Service Area – The Wirtanen portion of the Property depicted in Figures
1 and 7 is not within the Urban Service Area (“USA”). The Application would go
to the Capital Area Regional Planning Commission (“CARPC”) for their approval.

•

Zoning – Once the land is annexed into the City of Verona, the land will be
zoned Rural Agricultural (RA-35). The Applicant would need to apply for a
zoning map amendment to change the RA-35 zoning district to a zone that
would be comparable to the type of land use that an applicant proposes.

•

Planned Unit Development (PUD) – This is necessary as zoning exemptions
are required for the project, which includes a four step review process.
o Step 1 – Pre-Application Conference: The applicant discusses the project
with Staff prior to moving on to the Plan Commission. Staff provides the
applicant with initial comments on the plan, which was completed and is
ongoing.
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o Step 2 - Concept Plan: An applicant would create a plan that shows
conceptually how the Property would be laid out with transportation (i.e.
roads, paths, etc.), stormwater management areas, parkland dedication,
buildings (placement and design), and various land uses. This is a way to
gain feedback from Planning Staff and the Plan Commission to determine
if there is consensus on the concept, which is the current Application.
o Step 3 – General Development Plan (GDP): The intent of the GDP is
provide general, but more detailed than the concept plan, about the
proposed development. A public hearing is held before the Plan
Commission. The City notifies all properties, with a letter, that are located
within 200-feet of the property that is requesting the GDP. The Plan
Commission makes a recommendation to the Common Council. If the
GDP is approved, this step provides the zoning entitlements to the
project.
o Step 4 – Precise Implementation Plan (PIP): The final step in the PUD
process is the final approval of all plans including site plan, landscaping,
stormwater, photometric plans, building design, etc. A public hearing is
held before the Plan Commission. The City notifies all properties, with a
letter, that are located within 200-feet of the property that is requesting
the PIP. The Plan Commission makes a recommendation to the Common
Council. If the PIP is approved, the applicant can proceed to obtain
building permits and start construction of the project.
•

Land Division – The Applicant will need to submit a certified survey map and/or
plat to subdivide or combine the property. This would go before the Plan
Commission and the Common Council for their approvals.

North Neighborhood Plan:

Figure 2 - Land use from the Plan. The Property is shown in a red outline.
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The Property is located in the 2015 North Neighborhood Plan (“Plan”) in the Eastern
Planning Area, which is east of CTH M and south of CTH PD. The Plan recognized that
the majority of the planning area is located within a closed storm water basin which
does not drain into other water sources. The Plan provides the following on the Eastern
Planning Area, including the Property:
“Open Space: Significant acreage with the Eastern Planning Area is
planned as open space and is generally located along CTH PD east of the
existing utility substation. …Along with the Godshall property, this plan
recommends a 10-acre parcel located along CTH PD and immediately
east of the substation remain as open space due to access constraints.
Access to this 10-acre parcel is severely limited by the surrounding land
uses, and close proximity to the intersection of CTH PD and CTH M
unless access to the south is obtained. If access were ever granted to the
10-acre parcel, it would be right-in/right-out. The preservation of this
property along with the land to the east will provide a larger contiguous
piece of open space.” (p. 16)
The 10-acre piece of land mentioned is now called the Wirtanen property. This property
is wooded and is designated as open space in the Plan; however, this was based on
this piece of property solely having access to CTH PD. This Application includes the
southern piece of land known as the West Madison Bible Church, which allows full
access to CTH M.
“Institutional: Madison West Bible Church is currently located on a 10acre parcel along CTH M. This plan recommends the continued use of the
Church’s property as an institutional use. Modifications to the existing
Church driveway will occur concurrently with the CTH M roadway project.
The driveway modifications will provide the Church access to a signalized
intersection to the south and remove the direct access onto CTH M.” (p.
16).
CTH M construction is completed. The access point for West Madison Bible Church
now shares an access point from Stony Ridge Circle. This Application would trigger the
requirements for signalization as would any multi-family or commercial on the western
portion of CTH M, but until that time this intersection will remain un-signalized until
warranted.
“Commercial: Approximately 3-acres of land is planned as commercial
land uses located at the northeast corner of the future intersection of
Stony Ridge Circle and CTH M. Due to future access constraints
elsewhere, this is the only viable commercial lands within the Eastern
Planning Area as this intersection will contain a traffic signal. Types of
uses for this commercial area will need to protect the surrounding
residential and institutional land uses from sound and light pollution. In
addition, the design of the structures in the commercial area will need to
be consistent with designs in the other sub planning areas of the
neighborhood” (p. 16).
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The Applicant proposes to construction two (2) commercial buildings each consisting of
9,800 square feet. These buildings are located in the designated area for
commercial/mixed use on the Property as depicted in Figure 2 of the Plan. This is an
initial review for general support of the development. The Applicant will determine the
design of the commercial development at a later date.
“Residential: …Approximately 6.5 acres of vacant land is located east of
the realigned Stoney Ridge Circle on property owned by the Church. This
residential area will most likely be served by a looped or cul-de-sac street.
Single-family residential development is recommended for this area…”(p.
17).
The Plan shows single-family, suburban residential land uses for the property located
just south of the West Madison Bible Church. The portion to the west of that property is
proposed as commercial/mixed use land uses. Staff is open to multi-family as proposed
as the two pieces of property can be developed together instead of how it was proposed
in the Plan. The Plan assumed development could only happen on each individual
property by separate developers.
“Multi-Family Residential: Multi-family buildings within the planning area
will be a maximum of three stories, with shared amenities including
community rooms, pools, or fitness areas. The multi-family buildings will
offer housing opportunities for young professionals, as well as emptynesters looking to downsize their living unit but stay in Verona. Attached
units, approximately 12- 20 units per acre, can be in the form of apartment
buildings, condominiums, or walk-up attached townhomes. Parking will be
underground with some surface parking. Located at the perimeter of the
neighborhood and adjacent to the commercial mixed-use area, the units
provide a transition between the commercial area and single-family
housing” (p. 18).
The Applicant is proposing six (6) multi-family buildings that will be a mix of three
(3) to four (4) story buildings allowing for a total of 700 units as depicted in Figure
3. The density for this project would be approximately 30-32 units per acre.
These apartment buildings are connected to the existing church and the
proposed commercial development by paved recreation paths and private
streets. There will be surface and underground parking provided. The Applicant
is proposing shared amenities on the Property, which is discussed later in the
report and in the Applicant’s narrative. As previously discussed, the Property was
designated for single-family, institutional, and open space as individual
properties. This Property was never envisioned to encompass multiple properties
to create a larger project. The location is amicable to support multi-family due to
the proximity to two major County Highways, a multi-jurisdictional bicycle path,
and a designated/designed bus stop.
The Plan contains additional design guidelines as well as more information regarding
land uses for the entire Plan area. The Plan discusses stormwater management and
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water quality for the Planning area in details as this area is located in a closed
stormwater basin. The closed stormwater basin for this area dictates the need for
multiple wet stormwater ponds in this project.

Transportation:
The Applicant proposes two (2) access points to the Property as depicted in Figure 3.
An existing access point from CTH M currently serves the Town of Verona subdivision
as well as this Property. This access point aligns with the proposed Whispering Coves
development access point on the west side of CTH M. Based on Staff’s initial review,
the CTH M access point for this development will need a traffic signal, which would be
triggered with the proposed multi-family development for this Property. It would also be
triggered with any potential multi-family development on the western portion of CTH M.
The second access point would be a new access point from CTH PD. The CTH PD
access will be a right-in/right-out access point due to the control of access portion of
CTH PD (no median break allowed). Although the substation full access point straddles
the property line, Staff would not support the use of this access point due to the
proximity to the intersection with CTH M and the beginning of the left turn lane tapper.
Internal to the Property, the Applicant proposes several private streets as depicted in
Figure 4. The Applicant shows a street accessing the existing West Madison Bible
Church. Another road connects the commercial area towards the rear of the Property
and cuts across the West Madison Bible Church to access the remaining multi-family
portion of the Property. These streets are only serving the proposed apartment complex
and are no different than previous internal circulations for existing apartment
complexes. Staff is comfortable with the multi-family street connections as private
streets. The portion of Stony Ridge Circle would remain a public street as it is used to
access CTH M by multiple properties within the Town of Verona.
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Figure 3 - Conceptual Plan

Other transportation options in the vicinity of the
Property include a bus stop located on CTH M with a
bus pull off area north of the intersection with Stony
Ridge Circle as depicted in Figure 4. An existing onroad bicycle lane is provided on CTH M as well as a
sidewalk. CTH PD continues the bicycle lane along the
frontage of the Property. However, CTH PD does not
have a sidewalk. Staff recommends adding a sidewalk
along the frontage of the Property even though it does
not connect to other sidewalks today. The Applicant is
providing a paved recreation trail that creates a loop
around the exterior of the Property and around the wet
stormwater management ponds. Staff recommends 10foot path connecting from the paved recreation trail to
Figure 4 - Existing bus stop pull off
the existing bus stop near Stony Ridge Circle, which
could be accommodated on both sides of the
commercial development. Staff is supportive of the paved recreation trail.
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Design:
The Applicant is proposing a maximum of 700 apartment units over six (6) buildings.
The layout of the site is to utilize the amount of stormwater basins need to support any
type of development on this site as features. Although sustainable features are not
required in the current Zoning Ordinance, the Applicant has stated in the narrative,
“…may include components of photovoltaic panels, green roofs, multiple
rain gardens, LED site lighting and LED fixtures throughout the building
interiors, energy start appliance, and several electric car charging stations.
In conjunction with these efforts, we will also work with Focus on Energy
to design the building envelope in an energy efficient manner” (p. 2).
The Applicant is proposing various amenities throughout the Property to include a pond
with a pier, community garden, communal rooftop patios, dog park, and others that
focus on COVID friendly features, which is in concurrence with the Plan.
The Applicant has included various photos of buildings that they could build on this
Property with a sampling depicted in Figure 5. All of the options contain high quality
materials with different colors of brick mixed with clapboard, stone, or metal. Some of
the options are flat roofs and other are pitched roofs. In particular, one building has an
endcap that is three (3)-stories tall due to the grade with the parking garage entrance
under ground level and the building increases to four (4)-stores away from the endcap.
This type of design gives the illusion of a smaller building for the endcap or corners of
the building with the center becoming taller. The photos show types of amenities that
could be offered for this Property and how they could appear.

Figure 5 - Sample building designs
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Intergovernmental Cooperation:
A portion of the Property is located outside of the urban service area (“USA”) and is
currently located in the Town of Verona. City Staff will have to submit an application for
an USA amendment through the Capital Area Regional Planning Commission
(“CARPC”) in order to allow for the extension of water and sewer depicted in Figure 6.
The Property would need to be annexed from the Town of Verona.

CTH PD/McKee Road
Wirtanen

West Madison
Bible Church

CTH M
Figure 6 - Urban Service Area is shaded in pink and the subject property is outlined in yellow.

The City and Town of Verona adopted an Intergovernmental Agreement 1 allowing both
governments to cooperate on issues, including municipal boundaries, and both the City
and Town have benefited from the creation of this agreement. The Agreement states
“the City and Town agree to limit rural development that would make it difficult to
efficiently extend urban services to that area in the future” 2. The Property is located in
Area A depicted in Figure 7 and has the ability to be annexed to the City. The
neighborhood to the south would remain as a part of the Town as designated by brown
hatching in Figure 7, which will be a Town island and is allowed due to the adopted
Boundary Agreement between the City and the Town.

1
2

Under Section 66.0301, Wisconsin Statutes, http://www.ci.verona.wi.us/DocumentCenter/View/1331
Under Section 66.0301, Wisconsin Statutes, p. 8
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Figure 7 - Yellow circle denoting property

Public Comments:
The Applicant is working with the West Madison Bible Church towards development of
the Property. The Applicant included in their Application packet a letter that was sent to
Adam Sayre regarding support for this development and annexation of the Property to
the City of Verona. The letter states, “We have found Luke Stauffacher and his staff at
Cascade Development extremely cooperative to work with always giving utmost
consideration to our needs and desires and making every effort to accommodate our
request”. At this time, Staff has not received any other public comments as the project is
at the very beginning stages seeking feedback from the Plan Commission and Common
Council prior to having neighborhood meetings and beginning the formal public process.
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Staff Comments:
In general, Staff supports development on this Property. Staff supports this location for
multi-family building as it straddles two (2) County Highways and will have full access to
a traffic signal. This is a constrained site for any development due to stormwater
management This development and building design would be the gateway to the City of
Verona once it is annexed. Staff looks forward to future reviews of this project.

Recommendation:
Staff recommends the Plan Commission review the submitted materials and provide
pointed feedback to the Applicant with a focus on multi-family development and the
proposed amount of development.

Prepared by:

Katherine Holt
Community Development Specialist

Submitted by: Adam Sayre, AICP
City Administrator

AS
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WEST MADISON BIBLE CHURCH

WEST MADISON BIBLE CHURCH REDEVELOPMENT
Location:
Cascade Development, in partnership with Fiore Companies, Inc., is requesting approval to annex 9.758 acres
identified as Lot 2 CSM 3951 (Wirtanen Property) and approximately 13 acres out of the current 19.128 acres currently addressed as 2920 County Highway M (West Madison Bible Church). Simultaneously with the annexation,
we would request a re-zoning of the adjoining parcels for the purpose of a mixed-use development. The parcels
comprise roughly 23 acres of adjoining land and would be redeveloped in conjunction with the West Madison
Bible Church, who will also seek annexation and a redevelopment of their existing structure. Cascade believes the
proposed site plan is the highest and best use of these parcels, for a variety of reasons. The convenient location
at the intersection of Highways M and PD allow for easy access for future residents to surrounding job centers
in Verona, Middleton, Fitchburg, and Madison. The traffic counts at this location also support the development
of limited, well-planned retail on the site. The unique ability to combine two independent sites and develop 23
acres as a master development will allow for the creation of a community where people can live, work, and play.
Also, given the stormwater challenges of the site that any future redevelopment will be required to accommodate, a higher density project will be needed to feasibly cover the cost of the stormwater infrastructure.
Project Description:
As currently designed, the project consists of six multifamily buildings, three on the Bible Church site and three
on the Wirtanen property. The multifamily buildings will be a mix of three to four story buildings, with an approximate footprint of 170,000 square feet, allowing for up to 700 units. The total density of the project would be
30-32 units per acre. Two retail buildings, each about 9,800 square feet, are envisioned along HWY M. Joining the
two sites allows for a residential thoroughfare through the development that connects HWY M to HWY PD. This
new thoroughfare will be highlighted by the expansion and clean-up of an existing pond on the site.
To meet the growing demand for workforce housing in the area, we believe that additional multifamily development within Verona is justified, even after considering the number of multifamily units that have recently
entered, or are planned for, the Verona market. To mitigate potential concerns, we have created a road map for
our development, which demonstrates an effort to become a “best-in-class” development within the surrounding market. Combining sustainability efforts, incorporating COVID-related design elements, and integrating the
largest collection of indoor and outdoor amenities in Dane County, will set this development apart from its peers.
Sustainability:
Our plan encompasses numerous solutions to limit the project’s impact on the environment. These solutions
may include components of photovoltaic panels, green roofs, multiple rain gardens, LED site lighting and LED
fixtures throughout the building interiors, energy star appliances, and several electric car charging stations. In
conjunction with these efforts, we will also work with Focus on Energy to design the building envelope in an
energy efficient manner.
COVID-Friendly Features and Project Amenities:
As COVID continues to impact our daily lives, the way we live has been altered. The leading design firms in the
country have begun designing multifamily buildings with an eye towards these changes. We intend to incorporate a higher level of amenities, style, and unit finishes with this project.
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

Varying balcony configurations to create more visual and social connections
Flex spaces within units to accommodate a growing demand for home offices
Motion sensor lights and touchless locks in common areas to mitigate touch points
Indoor community spaces laid out in a vast array of pod-based options and co-working spaces
Outdoor amenities galore:
Walking path connecting the entire development
Pond with pier
Centrally located pavilion for outdoor music
Pools and sundecks
Multiple grilling stations
Appealing outdoor seating areas
Outdoor fitness options
Community garden
Dog Park
Communal rooftop patios

Tax Implications for Municipality:
In addition to providing Verona with the most forward-thinking apartment development in Wisconsin, this development can provide a meaningful financial benefit to the municipality that should not be overlooked. With a
current zoning of RR-8 and a value classification of G1, the Wirtanen property has a current valuation of $263,000
and had a 2020 tax bill of $4,767. The West Madison Bible Church land consists of two parcels, both zoned RR8. One parcel has a value classification of G1, with a current valuation of $260,000 and a 2020 tax bill of $4,712.
The other parcel has a value classification of X4, which is exempt from taxes, creating no taxable amount to the
Town of Verona. Our proposed development would create significant taxable value. In a study of other Class A
multifamily properties in Verona, the average value per unit was $120,000 with an average tax bill of $2,500/
unit. Similar retail buildings in Verona have a taxable value of $2,300,000/acre with an average tax bill of roughly
$50,000/acre. Given the proposed configuration of multi-family units and retail buildings, this development could
provide annual tax revenue between $1.5 and $2.0 million.
Cascade Development and Fiore Companies are committed to working with the City of Verona staff to create a
long-term, mutually beneficial partnership related to this development. To date, we have held several meetings
with city staff to explore how to accommodate the complicated and restrictive stormwater regulations on these
parcels. We are also amenable to working with the city staff and council on an architectural style and building
materials that best blends this new development in to the expanding Cityscape of Verona.
Thank you in advance for your comments and consideration of this exciting development opportunity. We look
forward to finding a successful path forward.
Developer Information:
Cascade Development-(www.cascadedevelop.com)
With a real estate history that ties back three generations, Cascade Development was formed in 2016 on midwestern principals of a hands on, hard work approach to all aspects of our business. Although our company
name is new, what we have been doing in the real estate world is not. One of our founders, John Stauffacher, cut
his teeth in the family business helping his father build Exel Inns of America, a 35-property hotel chain founded
in 1974. Fast forward to today, the lessons learned through a lifetime of development have shaped the way we
do business. As a boutique firm that acts as a developer, contractor, and manager of its ground up properties,
Cascade Development strives to provide great buildings staffed with quality employees that provide exceptional
service. Cascade’s principals have developed and constructed 587 multifamily units and six IHG branded hotel
properties.
Fiore Companies-(www.fiorecompanies.com)
Fiore Companies, Inc. is an investment company with a long history of developing, managing, owning, and operating a variety of real estate asset types.
From a single business in 1921, the Fiore Companies has grown into one of Wisconsin’s leading investment
groups. With roots in the coal and oil delivery business, Fiore Companies went on to develop Madison’s first gas
stations and supermarkets.
The mission was, and remains, to develop, own and operate high quality, investment-grade properties, and distinctive businesses. From the beginning, we have been an investment company with a long-term view, who
believes that the fundamental vitality and strength of our company lies in our people. We believe in conducting
our business with integrity, respect, and professionalism. We strive to operate our business to exceed customer
expectations and to provide superior products, services, and experiences.
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PRELIMINARY NOT FOR CONSTRUCTION

January 14, 2021
Mr. Adam Sayre, AICP
City Administrator
City of Verona
111 Lincoln Street
Verona, WI 53593
Dear Mr. Sayre:
As the congregation of West Madison Bible Church, we take this opportunity to express our
enthusiastic approval and support for Cascade Development’s proposed improvement of the
property they are purchasing from us as well as the development of the adjacent property
Cascade recently purchased from the Wirtanens. We view this development as nothing but
positive for the future of our church, to say nothing of the benefits the City of Verona will
realize as a result of these improvements. We have found Luke Stauffacher and his staff at
Cascade Development extremely cooperative to work with always giving utmost consideration to our needs and desires and making every effort to accommodate our requests.
We look forward to the combined annexation of our property along with Cascade’s recent
purchase from the Wirtanens into the City of Verona and are anticipating a very positive
relationship with the City in the future. The sooner that transpires the more pleased we all
will be.
Sincerely,
The Congregation of West Madison Bible Church
2920 N. County Road M
Verona, WI 53593
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