CASCADE
DEVELOPMENT

WEST MADISON BIBLE CHURCH

West Madison Bible Church Redevelopment
Location:
Cascade Development, in partnership with Fiore Companies, Inc. and the West
Madison Bible Church, is requesting approval to amend the North Neighborhood
Plan as part of the overall Comprehensive Plan for the 9.758 acres identified as Lot
2 CSM 3951 (Wirtanen Property) and 19.128 acres currently addressed as 2920
County Highway M (West Madison Bible Church). The requested amendment
would allow for mixed-use development, to include retail, medium density
housing, high density housing, and a church with supporting facilities. The
parcels comprise roughly 30 acres of adjoining land and would be redeveloped
in conjunction with the West Madison Bible Church. For a variety of reasons,
Cascade believes the proposed site plan is the highest and best use of these
parcels.
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 and accessibility 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 30 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 offset the cost of the extensive stormwater infrastructure.
Project Description:
As currently designed, the project consists of numerous multifamily buildings
spread throughout the site and configured in a manner to accentuate the current
natural landscape of ponds and wetlands. The multifamily buildings would be
a mix of three to four story buildings and allow for up to 600 units. The total
density of the project would be 20 units per acre or less. As currently configured,
four retail buildings are envisioned along HWY M. Joining the two sites allows
for a residential thoroughfare through the development that connects HWY M
to HWY PD. The site is unique and fortunate in having independent access onto
two highly developed multilane county highways.
To meet the growing demand for workforce housing in the area, we believe
that additional multifamily development within Verona is both important and
justified. 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 the
Midwest, will set this development apart from its peers. This project is currently
projected to be built out in phases over the next four to six years.
The West Madison Bible Church currently occupies a portion of the 20-acre site
and intends to continue occupying the site and potentially expand its presence.
The Church will be an integral part of this residential community. It would also
be included in any annexation to the City of Verona.

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, rain gardens, LED site lighting and LED fixtures throughout the
building interiors, energy star appliances, smart thermostats and significant
use of 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.
First in Class Project Amenities:
Having a large master planned development provides us the opportunity to
incorporate a vast assortment of amenities. Our combination of indoor and
outdoor amenities will rival any development in the Midwest. The following is a
list of amenities that are currently programmed for the development.
Outdoor Amenities Illustrated on Current Site Plan
•
Walking path connecting the entire development
•
Pond with pier
•
Centrally located pavilion
•
Pools and sundecks
•
Multiple grilling stations
•
Numerous outdoor seating areas
•
Outdoor fitness area with equipment
•
Community garden
•
Dog Park with equipment
•
Communal rooftop patios
•
Bike sharing station
•
Pickleball court
•
Fire pit
•
Playground
Indoor Amenities Currently Anticipated:
•
20,000+ Square Feet of Indoor Community Space
•
Commercial fitness center
•
Yoga and group exercise room with programmed classes
•
Golf simulator
•
Spa and sauna
•
Bike repair room and storage
•
Car wash
•
Dog spa
•
Co-working spaces
•
Conference room
•
Craft room
•
Recording studio

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 RR-8. 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.
Municipal Feedback:
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 applicable to these parcels. We are also amenable to working with
the city staff and council on an architectural style and building materials that
best blend this new development in to the expanding Cityscape of Verona. In
addition to the meetings with city staff, this project was on the plan commission
agenda for informational review on March 1st and the coordinating city council
agenda on March 8th of this year. We also held a neighborhood meeting on
September 7th to get feedback from our surrounding residents.
Some of the discussion at the plan commission and city council meetings
centered around the need for the number of units (700) originally proposed
in the development. Current market data shows a multifamily vacancy rate of
2.0%-2.5% in both the City of Verona and the City of Madison. The vacancy rate
for high-end multifamily projects within 10 miles of this site is averaging 1.95%
in the last 12 months. As defined by city planners and economic advisors, a
vacancy rate of 5% is considered “healthy.” A recent housing report, prepared
by the City of Madison, noted that there is a “significant shortage of units” at the
higher end of the multifamily residential market, thus forcing those households
to “rent down.” This trend ultimately deprives the market of affordable housing
units at other levels of the market.
We feel strongly that the 600 units we are now requesting meets the current
and future demands of the city and will be easily and quickly absorbed into the
existing housing stock. The 600 units is approximately a15% reduction from the
700 initially illustrated, due to the city feedback. The city meetings also made
us aware of the council’s preference for developments to include public instead
of private roads. We have changed our plan to reflect a public road through the
development.

The neighborhood meeting was well attended and garnered the following
questions or comments, with Cascade’s response and/or changes to our site
plan, included below:
Q - “Will there be a landscaping buffer between the existing residents?”
A - We will add a landscaping buffer to all areas that are currently residential.
Q - “Will there be any fencing on the property?”
A - We will add an attractive fence feature that borders all existing residential
properties.
Q - “Will there be underground parking?”
A - We intend to provide 1:1 underground parking in addition to ample
surface parking.
Q - “Is there sufficient stormwater management in place?”
A -The site has been designed by professional engineers to handle all
stormwater, including back-to-back 100-year floods, on site.
Thank you in advance for your comments and consideration of this exciting
development opportunity. We look forward to developing a path forward that
adds value to the Verona community and of which the community will be proud.
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 recently 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.

September 22, 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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ROUTE NE REGIONAL DRAINAGE AREA AROUND THE
NORTHSIDE OF THE SITE

COUNTY HWY PD
EX W SITE TO WEST KETTLE
AREA =21.4 ACRES
100 YEAR B-B VOLUME = 14.87 ACFT

WEST OFFSITE KETTLE
EX 100YR B-B VOLUME TO KETTLE =37.51 ACFT
KETTLE OVERFLOW TO NORTH SIDE AT APPROX 1004.00
100 YR B-B VOLUME OVERFLOW TO NORTH 30.42 ACFT
100 YR B-B ELEVATION = 1004.43

A
WEST
OFFSITE REGIONAL
DRAINAGE AREA
=8.0 ACRES
100 YR B-B VOL
= 4.91 ACFT

WEST SITE KETTLE EX 100YR B-B TOTAL
VOLUME TO KETTLE FROM TOTAL COMBINED
SITE TO WEST =36.53 ACFT

B

EX NORTHEAST OFFSITE REGIONAL DRAINAGE
AREA ROUTED AROUND SITE =35.3 ACRES
100 YEAR B-B VOLUME = 21.67 ACFT

KETTLE OUTFLOW TO WEST OFFSITE KETTLE
- 36" CULVERT INV @ 999.85 100 YR B-B
KETTLE ELEVATION = 1007.82

EAST SITE KETTLE
EX 100YR B-B VOLUME TO KETTLE =22.64 ACFT

C
EX SW SITE OFFSITE
AREA =9.6 ACRES
100YR B-B VOL = 6.02 ACFT

COUNTY HWY M

D

EX SITE SE
KETTLE
AREA =
3.6 ACRES
100YR B-B VOL =
2.21 ACFT

100 YR B-B KETTLE VOLUME OVERFLOW = 0.00 ACFT
KETTLE ELEVATION = 1015.91

EX EAST KETTLE REGIONAL DRAINAGE AREA
=29.5 ACRES
100 YEAR B-B VOLUME = 18.12 ACFT

EX SOUTHEAST OFFSITE
REGIONAL DRAINAGE AREA
=11.4 ACRES
100YR B-B VOLUME = 7.62 ACFT

EXISTING FLOW TO SW SIDE
(ALLOWABLE IN PROPOSED)
1YR = 0.42 CFS, VOL 0.12 ACFT
100 YR = 16.00 CFS, VOL = 1.82 ACFT
100 B-B = 33.53 CFS, VOL = 6.02

SOUTHEAST SITE KETTLE
EX 100YR B-B VOLUME TO KETTLE =9.83 ACFT
KETTLE OVERFLOW TO EAST KETTLE AT APPROX 1021.00
100 YR B-B VOLUME OVERFLOW TO EAST KETTLE 4.52 ACFT
100 YR B-B ELEVATION = 1021.34

PRELIMINARY NOT FOR CONSTRUCTION
File: U:\User\1904108\Engineering\SWMP\Preliminary\2020.11.19 prelim w basin\1904108 Prelim regional SWMP 111920.dwg Existing Regional Drainage Plotted: Nov 23, 2020 - 9:30am

COUNTY HWY PD

ALLOWABLE VOLUME TO NW SIDE
100 B-B = VOL = 36.53 ACFT

WEST CENTER
OFFSITE REGIONAL
DRAINAGE AREA
=13.1 ACRES
100YR B-B VOL = 9.79 ACFT

PROPOSED VOL = 36.21 ACFT

1
SW DRAINAGE
AREA = 3.6 AC
ASSUME 67% IMP
100YR B-B VOL =
3.98 ACFT

4

COUNTY HWY M
-ONLY 100 B-B VOLUMES ANALYZED ON THIS PLAN

NORTHEAST OFFSITE REGIONAL DRAINAGE AREA
ROUTED AROUND SITE =35.3 ACRES
100YR B-B VOL = 21.67 ACFT

NE DRAINAGE AREA = 9.8 AC
ASSUME 63% IMP
100YR B-B VOL = 9.75 ACFT

WEST
OFFSITE REGIONAL
DRAINAGE AREA
=8.0 ACRES
100YR B-B VOL =
4.91 ACFT

NOTES FOR DISCUSSION:

2

S SITE DRAINAGE
AREA = 0.8 AC
100YR VOL = 0.49
ACFT

SE DRAINAGE AREA = 10.2 AC
ASSUME 59% IMPERVIOUS
100YR B-B VOL = 9.01 ACFT

3

POND 1
PRO 100YR B-B VOLUME = 23.95 ACFT
100YR B-B ELEV =1016.39

1-A
EAST KETTLE OFFSITE REGIONAL DRAINAGE AREA
ROUTED TO POND 1 =26.6 ACRES
100YR B-B VOL=16.33 ACFT

1-B
SOUTHEAST OFFSITE REGIONAL
DRAINAGE AREA
ROUTED TO POND 1 =11.4 ACRES
100YR B-B VOL =7.62 ACFT

ALLOWABLE FLOW TO SW SIDE
1YR = 0.42 CFS, VOL 0.12 ACFT
100 YR = 16.00 CFS, VOL = 1.87 ACFT
100 B-B = 33.53 CFS, VOL = 6.02
PRO 100 B-B VOL = 5.5 ACFT

-BASINS NOT SHOWN GRADED IN (ADDITIONAL AREA
MAYBE NEEDED
-0.5 IN/HR ASSUMED (TEST PITS SHOULD BE TAKEN) IF
SOILS ARE BELOW 0.5 IN/HR SITE WON'T HOLD VOLUME
-IMPERVIOUS AREA ASSUMED AND MAY NEED TO BE UPDATED

File: U:\User\1904108\Engineering\SWMP\Preliminary\2020.11.19 prelim w basin\1904108 Prelim regional SWMP 111920.dwg Pro drain exhibt Plotted: Nov 23, 2020 - 9:27am
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