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RESOLUTION R-36-13

A RESOLUTION APPROVING AMENDMENT 10 TO ORCHARD POINTE
COMPREHENSIVE DEVELOPMENT PLAN

WHEREAS, James Bricker of JSD Professional Services, agent for Marc Vrotsos of Sara
Investment Real Estate, has submitted a request to the City to amend the Comprehensive
Development Plan (CDP) for Orchard Pointe; and

WHEREAS, the Plan Commission following a public hearing has reviewed the request
on April 16, 2013; and

NOW, THEREFORE, BE IT HEREBY RESOLVED, by the Common Council of the
City of Fitchburg, Dane County, Wisconsin herewith approves amendment 10 to the

Comprehensive Development Plan for Orchard Pointe subject to the following conditions:

L. No other permit or approval is waived or deemed satisfied except for the approval
herein provided.

2. The Orchard Pointe Development Parameters table shall be updated to reflect the
changes to Lot 1 and the updated table shall be provided to planning staff.

Adopted by the Common Council of the City of Fitchburg this 23" day of April, 2013.

2t

Shawn Pfaff, M¥&¥
Approved: Za% J’ 205

Linda Cory, City CIeC&-\
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Introduction/ Chronoloey

The Orchard Pointe Comprehensive Development Plan (CDP) was adopted by the City of
Fitchburg in April 2006 after extensive public review and discussion. The CDP
established the framework for the commercial development of approximately 120 acres
located in the southwest quadrant of the McKee Road x Verona Road intersection.

The Plan addressed various development issues and established parameters for land use,
zoning, public improvements, architectural character, traffic circulation, storm water
management and open space preservation.

During the course of discussion on the CDP, the City and the property owners
acknowledged that the sequence of development in this area would require revision and
amendment in order to incorporate final building designs, property assembly, land uses,
rezoning and land divisions that had not been completed or contemplated at the time of
the initial CDP was approved.

This proposal is the tenth amendment of the CDP and focuses on Lot 1 of the Orchard
Pointe Plat. This site is the remaining vacant frontage lot located in front of the Super
Target store.

Orchard Pointe Chronology

2002 through 2005  General planning,

April 2006 Orchard Pointe Comprehensive Development Plan (CDP)
approved.
July 2006 Rezoning of Orchard Pointe approved (Ord.# 2006-0-17) and

(Ord.# 2006-0-18)
September 2006 Super Target Store site plan and land division approved.

January 2007 Orchard Pointe CDP Amendment One — Relating to lands east
of Fitchrona Road, the re-alignment of Hardrock Road (Orchard
Pointe II Preliminary Plat), and the Rezoning of McKee Road
frontage easterly from Fitchrona Road approved (Ord.# 2007-O-
05) Relating to Lots 1, 2, 3, 4 and 7 Orchard Pointe II Preliminary
Plat.

January 2008 Orchard Pointe CDP Amendment Two — Relating to uses and
open space for Phase One of The Shops at Orchard Pointe.

July 2008 Orchard Pointe CDP Amendment Three — Relating to uses and
open space for Phase Two of The Shops at Orchard Pointe.
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September 2008 Orchard Pointe CDP Amendment Four — Relating to the gross
floor area permitted on Lot 1 of CSM 11969

December 2008 Orchard Pointe CDP Amendment Five — Relating to uses and
development of The Shops at Orchard Pointe 2 (Lot 3) and an
amendment of the land uses allowed on Lot 8.

October 2009 Orchard Pointe CDP Amendment Six — Relating to uses and
development of Lots 3, 4, 6 and 8.

March 2011 Orchard Pointe CDP Amendment Seven — Relating to zoning,
conditional uses for Lot 6 and site plan revision for frontage Lots
3, 4 and 6.

July 2011/March 2012 Orchard Pointe 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 at
this location.

Fall 2011 Orchard Pointe CDP Amendment Nine - Relating to the
development of a discount grocery store on Lot 5.

Background

The initial Orchard Pointe CDP planned for the potential development of the Mckee
Road frontage lots that are located immediately in front of the Super Target store as three
separate siles zoned for Business General (B-G) uses. For purposes of initial site
planning and to provide the basis for the traffic analysis that accompanied the initial
Orchard Pointe approvals, these lots were projected to develop as general business uses
including: a bank, high-turn restaurant, and a small multi-tenant retail center.

To date, development of the parcels immediately adjoining Lot 1 have included a
Specialty Retail Center (See Note 1) and a bank with drive-thru lanes. The specialty
retail center encompasses 18,000 SF in a two building complex that was developed
concurrently with the Super Target store in 2006. The bank site was developed and
occupied by the UW Credit Union in 2008. The remaining 1.5 acre Lot 1 was originally
conceived of as a site for a High-Turn Restaurant use but has not attracted any
development interest by a prospective restaurant use since the site was originally platted.

Since its inception, the Orchard Pointe development area has been able to remain
relatively true to its original design/concept as a community commercial center while
being responsive to dynamic business and market conditions. Elsewhere within the
Orchard Pointe development area, land uses and businesses have changed and expanded
consistent with existing zoning and the City has approved several changes to the original
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land use plan (and development standards) in order to support and expand business
opportunities.

One of the most substantive amendments to the Orchard Pointe General Development
Plan was the 2011 amendment to permit the single use development of the 85,000 SF
HyVee Supermarket on Lot 5 instead of the 78,500 SF retail center anchored by two
medium format retail stores as initially planned.

Description

Amendment Ten proposes to change the CDP land use designation for Lot 1 of Orchard
Pointe to permit the development of a Specialty Retail Center that would accommodate
multiple tenants instead of a single use stand-alone High-Turn (Sit-Down) Restaurant.
The other aspects of the Orchard Point CDP requirements (as amended) that affect
development along the McKee Road frontage would continue to be applicable to this
location. These include architectural and site plan review.

In 2011 Sara Investment Real Estate LLC acquired ownership of Lot 2 which is currently
90 % leased with seven tenants. Sara Investment has recently obtained an option for Lot
1 and is seeking this amendment to broaden the pool of potential users/tenants for the

property.

During the past 6 months, Sara Investment has made multiple inquiries to regional and
sub-regional restaurant operators/franchisors to solicit interest in a stand-alone restaurant
building in this location. There have been no positive responses.

Reasons for the lack of interest include: lack of employment in the immediate vicinity
(potential restaurant customers), lack of a major “attraction” in the immediately visible
vicinity ( a regional mall, perceived access issues and relatively low traffic volumes on
McKee Road, the generally soft restaurant/dining market in the area, and the start-up
effort involving financial and municipal “red-tape”. Simply put there are other locations
in the metropolitan area that are perceived to be more viable by restaurateurs and
financiers, In addition, the “all or nothing” limitation for a stand alone sit-down
restaurant on this site is also reducing its attractiveness for investment.

That being said, Sara Investment believes that there may be a “market” for a dining
establishment that would be a tenant within a multi-tenant building. Examples of such
successful high-turn restaurant ventures in the surrounding area including: Panchero’s
(on Lot 1), the 5™ Quarter (Verona), and Buffalo Wild Wings.

Sara Investment has prepared conceptual building plans for the construction development
of approximately 12,100 SF of commercial space and parking for Lot 1. Conceptually,
for this would be an “L” shaped building and would complement the character of the
buildings on Lot 2. The new building could have up to seven tenant spaces which could
be combined to accommodate specific tenant needs,
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When evaluated from a total site perspective (combining Lots 1 and 2), this retail center
would include approximately 30,000 SF of business space supported by 168 parking
stalls.

Suimary of Lots 1:and 2 {Orchard Pointe Gutiots it frout of Taveat) =

Lot Building Parking
Area Size Stalls
{Acres) (Sq.Ft.}

Lot 1: Proposed new multi-

© P : 151 12,100 41

tenant building
Potentially 8 additional stails
8 w/ reconfiguration of parking

lot

Lot 2: Current multi-tennant

*
buildings (2) 2.11 18,000 127

Total 3.62 30,100 168

* 22 of the existing stalls are located on Lot 1.

Effect of the Proposed CDP Amendment Eicht

Land Use. The proposed development of an additional specialty retail space is not
inconsistent with the planned commercial land use patterns or the zoning districts along
the McKee Road corridor. The proposed uses have been determined by the owner to be
economically viable at this location and will expand the City’s tax base and employment
opportunities.

Traffic Generation and Circulation. The approval of the initial Orchard Pointe CDP
included a provision that the projected traffic impacts of future land uses would need to
be generally consistent with, but could not exceed, the vehicle trip generation projections
which were included in the Traffic Impact Analysis report and supplemental information
prepared by Strand and Associates, and RLK Engineering (2006). These traffic impact
projections were calculated utilizing the accepted multipliers found in Trip Generation
(7" Edition) published by the Institute of Traffic Engineers (ITE) in 2003.

For the purposes of conducting the original traffic impact analysis, Lot 1 was part of an
area delineated as Reference Parcel 100 in the 2006 Strand and Associates traffic study.
That study established the Cap of 1042 afternoon peak hour trips for Reference Parcel
100 that was subsequently incorporated into the Orchard Pointe CDP.,

In the fall of 2011, the developers of the HyVee project prepared an update to the
Orchard Pointe traffic analysis. In this updated study, SRF Consulting Group
incorporated projected PM Peak Hour traffic volumes for Lot 1 that reflected a proposed
bank with drive-up lanes. The 2011 Traffic Study essentially has increased allowable
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traffic generation for Reference Parcel 100 by 53 trips to a Cap of 1095 PM Peak Hour
Trips.

Amending the CDP to permit the Specialty Retail Center uses proposed by Sara
Investment is projected to generate 33 PM peak hour trips. Note: The tenant mix of
Specialty Retail Centers is not itemized in the calculation since the definition of Specialty
Retail Centers includes restaurant uses unless a specific user has been proposed. In this
case the general category of Specialty Retail Center also provides for and accommodates
flexibility for the building owner to recruit and secure tenants.

The attached Table summarizes the proposed development parameters for the portion of
Orchard Pointe that includes the Super Target, UW Credit Union, the existing multi-
tenant buildings on Lot 2 and the proposed use on Lot 1. (Note: The table includes
approved afternoon peak hour trips that were used in the previous Amendment 9
analysis).

Parking. The initial Orchard Pointe CDP projected surface parking on each lot. Lot 1,
originally projected as a High-turn Restaurant, had anticipated a demand for 51 parking
stalls and projected 135 stalls on the combined Lots 1-2 site. (Note: Lot 2 was initially
projected to generate a demand for 84 stalls and 105 were constructed).

The current conceptual site plan for the combined Lot 1-2 indicates the site layout can
accommodate up to 168 stalls which should provide sufficient supply to meet tenant
demands and allows for flexibility and accommodation for tenant recruitment.

Qpen Space Preservation. Orchard Pointe is required by the approved CDP to have at
least 35% of the total area to be open space. This goal is achieved by the requirement
that each lot, at a minimum, maintain at least 20% of its area as pervious open space, with
additional open space provided in the permanently preserved non-developable outlots
located throughout the development. It was anticipated in the Orchard Pointe CDP that
as site plans are finalized, some lots may either be required to add additional area or to
secure an “interest” in the permanently preserved open space in the designated outlots
within the Plat in order to achieve the required 35% open space.

Initial analysis of the preliminary site plan proposed for this Amendment Ten indicates
that there is will be sufficient open space incorporated into Lot 1 to meet the 20% on-site
open space requirement. This will be verified when architectural and site plans are
finalized.

Storm Water Management. This amendment does not propose any changes relating to
the approved stormwater management design for Orchard Pointe. All of the lands in this
portion of the project drain to the stormwater detention and infiltration basin located on
Nesbitt Road.
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TABLE 1 Reformatted
Data 10 Janussry 2013, 15 Apl 2013, 18 July 7013 (55 ard AB's comemans

Orchard Pointe Orchard Pointe
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