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Memorandum 

To: Stillwater Township Planning 
Commission 

 Reference: Whispering Pines Farm Subdivision 

Copies To: Barbara Riehle, Clerk    

 Dan Thurmes, Applicant    

 Richard & Donna Fearing, 
Owners 

 Project No.: 20464.000 Whispering Pines 
Subdivision 

From: Evan Monson, Planner  Routing:  

     

Date: October 30, 2023    

 
 
SUBJECT: Preliminary Plat for a Major Subdivision – Whispering Pines Farm 
 
MEETING DATE: November 2, 2023  
  
LOCATION: 10745 Stonebridge Trail North (parcel IDs 10.030.20.22.0001, 

10.030.20.23.0001, 10.030.20.32.0001 & 10.030.20.23.0002)  
 
APPLICANT: Dan Thurmes, Cornerstone Surveying 
 
OWNERS: Richard & Donna Fearing 
 
ZONING: Agricultural District 
 
REVIEW PERIOD: 120-day period ends December 6, 2023 (60-day period ends October 6, 

2023) 
 
 
DESCRIPTION OF THE REQUEST 
 
In collaboration with their surveyor, the Fearing family presented an initial proposal to a subdivide their 
current property into three buildable lots and one outlot. The existing residence and barn on the property 
would remain on Lot 1, while Lot 2 and Lot 3 would be able to be sites for homes for their children. The 
outlot was proposed to remain vacant/undeveloped. 
 
After discussions at the October Planning Commission meeting regarding the access to the proposed Lot 
2 and Lot 3, the applicant discussed options with Township staff to better meet the intent of the 
Subdivision Ordinance and address concerns from the Planning Commission. The newest proposed 
plans from the applicant includes an extension of public road from Penfield Avenue into the Fearing’s 
property, with a cul-de-sac installed at the end. The property currently consists of four parcels, under this 
revised plan the property lines would be arranged so that only three parcels would exist. Lot 1 would be 
approximately 62 acres in size. It would contain the existing residence and barn located near Stonebridge 
Trail North, the west side of the current property, and most of the south half of the current property. Lot 2 
would be approximately 10 acres in size, and is largely unchanged in size or location from the initial 
request. Lot 2 would be able to access the newly extended road. Lot 3 would be approximately 10 acres 
in size, and would be located south of the newly extended road on the southeast corner of the current 
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property. The subject property abuts two existing subdivisions to the east and west, both of which have 
platted but undeveloped road right-of-way (ROW) abutting this property. The right-of-way from Penfield 
Avenue to the subject property would be 105th Street North. 
 
The Township’s Subdivision Ordinance covers the requirements for subdivisions. There are two kinds of 
subdivisions – Minor and Major. Due to the creation of new ROW, the proposed request is a Major 
Subdivision. Preliminary plats for Major Subdivision requests are reviewed by the Planning Commission, 
and approved by the Town Board. If approved, the Final Plat is approved or denied by the Town Board. 
 
 
PROPERTY INFORMATION 
 
Parcel description: 10745 Stonebridge Trail North is located in the middle of the Township, on the south 
side of Stonebridge Trail North. The property includes four parcels, two of which are undeveloped. There 
are existing subdivisions to the east and west of the subject property that have undeveloped but platted 
right-of-way for future road extensions of Ottawa Avenue and Penfield Avenue into the subject property. 
There are some elevation changes throughout the property, with steeper slopes located primarily in the 
north portions of the property, as well as four small wetlands. The subject property in total consists of 
83.36 acres. 
 
Land use: Single Family Residential, Agriculture, vacant/undeveloped 
 

 
Figure 1: Subject property and neighboring areas, per County GIS. Subject property and parcels outlined in red. 
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EVALUATION OF THE REQUEST 
 
Ordinance Requirements  

 

Major and Minor Subdivisions 

The Subdivision Ordinance defines two different processes for subdividing land. A Minor Subdivision 

results in a subdivision with three or less lots and no new roads/streets, while a Major Subdivision 

involves four or more lots, as well as new roads/streets. The proposed subdivision includes new right-of-

way for a future extension of Penfield Avenue (shown as 105th Street on the plat), which categorizes this 

request as a Major Subdivision. 

 

Premature Subdivisions 

Section 5.0 of the Subdivision Ordinance notes that a subdivision request can be denied if it is premature. 

The Town Board can deem a proposed subdivision as premature if certain conditions exist, which per 

Section 5.2 are: 

1. Inconsistent with the Comprehensive Plan 

2. Inconsistent with Capital Improvements and Public Facilities provided. 

3. Lack of sewer systems. 

4. Lack of Streets or Drainage to serve the subdivision. 

5. Inconsistent with environmental requirements. 

 

The proposed request appears to be consistent with the Comprehensive Plan, as the site is guided 

‘Agricultural’ in the Future Land Use Map. The ‘Agricultural’ designation in the Future Land Use Map is 

consistent with the ‘Agricultural’ zoning district, which permits a density of four dwelling units per 40 acres 

or quarter-quarter section. The proposed request is also consistent with the capital improvements and 

public facilities provided. 

 

The proposed subdivision, as is the case with other development in the Township, would utilize on-site 

septic systems for sewer service. The proposed subdivision is also consistent with environmental 

requirements. 

 

The proposed request appears to meet the requirement of streets and drainage to serve the subdivision. 

Proposed Lot 1 would front and have access from Stonebridge Trail. Lots 2 and 3 would have frontage 

along an extension of ROW from Penfield Avenue, which would end in a cul-de-sac. The extended road 

could then be further extended to connect to Ottawa Avenue to the west if Lot 1 is further subdivided. 

 

Design Standards 

Section 13.0 of the Subdivision Ordinance notes the Design Standards for new subdivisions. New lots are 

to be substantially at right angles to straight streets, or radial from curved streets; the proposed lot lines 

adhere to this requirement. Section 13.2(5) notes each lot shall have frontage on a public street, and that 

access to the lot shall be from the frontage of the lot. New lots are to meet the frontage requirements of 

the Zoning Ordinance, though lots that have frontage at the end of a cul-de-sac shall have a minimum 

frontage of 60 feet. The current design would meet this requirement. 

 

Zoning Requirements 

Along with subdivision requirements, any new lots must adhere to the requirements of the Zoning 

Ordinance. The property is zoned ‘Agricultural’, which dictates the types of uses allowed in that zone and 

sets dimensional standards to meet.  
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Table 1: Proposed Lots & Zoning Requirements 

 Minimum 

Requirement 

Lot 1 Lot 2 Lot 3 

Lot Size (in acres) 10 22.11 10.01 10.01 

Buildable Area (in 

acres) 

1 51.7 8.06 7.49 

Frontage (in feet) 300 (if over 4 

acres in size) 

60 (if at end of 

cul-de-sac) 

1381 300 300 

 

Table 2: Current vs Proposed Parcels 

Current Acres Proposed Acres 

Parcel ID 

1003020220001 

2.06 Lot 1 61.83 

Parcel ID 

1003020230001 

(10745 Stonebridge Trail) 

19.7 Lot 2 10.01 

Parcel ID 

1003020230002 

20.6 Lot 3 10.01 

Parcel ID 

1003020320001 

41.0 Road/ROW 1.51 

Total 83.36 

 

The ‘Agricultural’ zone permits Detached Single Family Residential and Agricultural uses by right. Lot 1 is 

currently used for Agricultural and single family, while Lot 2 and 3 would be residential in use; these are 

meeting the requirements of the Agricultural zone. The Agricultural zone also establishes a minimum lot 

size of 10 acres for conventional lots. As shown in Table 1, Lots 1, 2, and 3 would exceed this 

requirement. The minimum lot frontage would be 300 feet for parcels over four acres in size; this 

requirement would be met. 

 

Table 2 shows the current parcels making up the property, as well as the newly proposed parcels. Parcel 

ID 1003020220001, most of the current Parcel ID 1003020230001, and parts of the other two parcels 

constitute the proposed Lot 1. Lot 2 would contain approximately the east half of Parcel ID 

1003020230002. Lot 3 would be the southeast portion of current Parcel ID 1003020320001. 

 

The preliminary plat also shows plans for a potential future subdivision of the site (this is sometimes 

referred to as ‘ghost platting’). The ghost plat shows Lot 1 being able to be potentially split in the future 

into multiple lots. The roadway could also be extended through Lot 1 and connect to Ottawa Avenue, 

creating a loop. The ghost plat is similar to the potential resubdivision the applicant presented in previous 

plans. The applicant proposes to create an easement for the extension of the potential future road, which 

would be included in a Development Agreement between the Township and the property owner. This 

would ensure that any future development would result in extension of public roads to serve new lots. 
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Comments Received 

 

The request was forwarded to others for review and comments. The following comments were received at 

the time of writing this report. 

 

County 

Washington County staff had no comments/issues with the request. 

 

Wetlands 

The boundaries of the wetlands on the site were delineated, with the boundaries and types of wetlands 

confirmed by a Technical Evaluation Panel (TEP) on August 11. The TEP consists of staff from the DNR, 

Minnesota Board of Water and Soil Resources (BWSR), the local watershed District, and the County 

Conservation District.  

 

Watershed District 

The site is within the Carnelian Marine St Croix Watershed District. District Staff noted that the following 

would apply: 

• Development of Lots 2 and 3 would require watershed review and permitting. 

• Erosion and sediment control would have to be reviewed for new development. 

• Buffers are required around public waters and wetlands, as well as steep slopes around 

waterbodies, the buffers shown on the submittal would have to include steep slopes around 

wetlands. 

 

Town Engineer 

The Town Engineer reviewed the plans and proposals from the applicant. The current revised plan should 

have a cul-de-sac with a 48-foot radius and a 57.5-foot diameter for the right-of-way. Future subdivision of 

the proposed Lot 1 would trigger extension of the road to connect with Ottawa Avenue. 

 
Preliminary Plat Criteria and Findings 

 

Section 9.2(4) of the Township’s Subdivision Ordinance includes the criteria for the Planning Commission 

when considering a Preliminary Plat for a Major Subdivision. The criteria to consider are identified below 

in italics, followed by the Planner’s findings regarding the request. 

 
9.2(4) The Planning Commission shall recommend approval of the preliminary plat if it in all ways 

conforms to the Township’s Comprehensive Plan and Zoning Ordinance. 

  

 

The Commission shall recommend denial of the preliminary plat if it makes any of the following 

findings:  

(1) That the proposed subdivision is in conflict with the Township’s Comprehensive Plan, 

Development Code, Capital Improvements Program, or other policy or regulation. 

The proposed request appears to be consistent with the Comprehensive Plan. The lots 

proposed in the request are meeting the standards set in the Township’s Zoning 

Ordinance. The Township does not have a Capital Improvement Program, or other 

policies that would be impacted by this subdivision. 
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(2) That the physical characteristics of the site, including but not limited to topography, 

vegetation, susceptibility to erosion and siltation, susceptibility to flooding, water storage, 

and retention, are such that the site is not suitable for the type or intensity of development 

or use contemplated. 

The proposed uses of the site are for single family residential, which is permitted in the 

Agricultural zoning district. The lots would be over ten acres in size, with well and on-site 

septic systems on each. The physical characteristics present on the site do not prohibit 

such development from occurring. 

 

(3) That the design of the subdivision or the proposed improvements are likely to cause 

substantial and irreversible environmental damage. 

The proposed design of the subdivision is not anticipated to cause substantial or 

irreversible environmental damage. 

 

(4) That the design of the subdivision or the type of improvements will be detrimental to the 

health, safety, or general welfare of the public. 

The proposed design shows an extension of public roads into the site to serve Lots 2 and 
3. An easement is proposed for a future extension of said roadway if/when Lot 1 is 
subdivided in the future. The proposed design is not detrimental to the health, safety, or 
general welfare of the public. 

 

(5) That the design of the subdivision or the type of improvement will conflict with easements 

on record or with easements established by judgment of a court. 

The proposed design of the subdivision does not appear to conflict with existing 

easements on record. 

 

(6) That the subdivision is premature as determined by the standards of this Chapter. 

The proposed subdivision does not appear to be premature, as per the standards of the 

Subdivision Ordinance. 

 

 

ACTION REQUESTED 

 

The Planning Commission can do one of the following:  

1. Recommend approval of the Preliminary Plat, with or without conditions 

2. Recommend denial of the Preliminary Plat, with findings for denial 

3. Table the request for further review/study 

 

 

RECOMMENDATION 

 

The Planner would recommend approval of the proposed Preliminary Plat, with the following conditions of 

approval: 

1. The proposed subdivision shall adhere to the plans submitted to the Township and reviewed with 

this request. 

2. The proposed street extension shall meet the requirements of the Township Subdivision 

Ordinance and the Township Engineer, with a cul-de-sac having a 48-foot radius and 57.5-foot 

diameter. 

3. The property owner shall enter into a Development Agreement with the Township upon approval 

of the Final Plat. 
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a. A roadway extension easement agreement for the further extension of public road 

through the site if Lot 1 is developed shall be included. 

4. Lot 3 shall be tested for well and septic locations prior to development. 

5. The proposed project shall acquire all other applicable local, County, State, and Federal 

requirements. 

6. The proposed project shall adhere to all other local, County, State, and Federal requirements. 

7. The applicant shall pay for all fees and escrows associated with the request. 

 

 

 


