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Memorandum
To: Stillwater Township Town Board Project Reference: Final Plat for Whispering Pines Farm
Copies To: Barbara Riehle, Clerk
Dan Thurmes, Applicant TKDA Project No.: 21103.000
Richard & Donna Fearing,
Owners
From: Evan Monson, Planner Client No.:

Date: October 3, 2024

SUBJECT: Final Plat for Whispering Pines Farm

MEETING DATE: October 10, 2024

APPLICANT: Dan Thurmes — Cornerstone Land Surveying

OWNER: Richard & Donna Fearing - Richard Fearing Rev. Trust & Donna Fearing Rev. Trust
LOCATION: 10754 Stonebridge Trail North (Parcel IDs 10.030.20.32.0001, 10.030.20.23.0002,

10.030.20.23.0001, & 10.030.20.22.0001)

ZONING CLASSIFICATION: Agricultural (AG or A-4)

REVIEW PERIOD: 60-day review period ends 11/16/2024
ITEMS REVIEWED: Submittals received on 8/5/2024, 9/9/2024, and 9/17/2024
OVERVIEW

The Fearing family has submitted a final plat for a proposed subdivision called ‘Whispering Pines Farm.” The
family previously submitted a preliminary plat to the Township for this proposed subdivision, which was approved
by the Town Board on November 2, 2023.

The existing residence and barn on the property would remain on Lot 1, while Lot 2 and Lot 3 would be buildable
sites for new homes. An extension of 105™ Street North from Penfield Avenue North in the Stonebridge South
subdivision would terminate in a cul-de-sac within the site, providing access to Lots 2 and 3. Future subdivisions
of Lot 1 would result in extending 105™ Street to the west to connect to Ottawa Avenue.

The proposed road extension would result in the construction of two infiltration ponds, one on Lot 3 in the
subdivision and one within an existing drainage easement located on an abutting property to the east (10460
Penfield Avenue North).

The applicant has also submitted a development agreement, which outlines the requirements for the applicant to
extend the road as proposed and require future extension of the road to connect to Ottawa Avenue North for any
future redevelopment of Lot 1.

The Township’s Subdivision Ordinance outlines the process to subdivide land into new lots. A subdivision that
creates more than four lots, or creates new roadways, is defined in the ordinance as a ‘major subdivision.’” Since
the applicant’s subdivision creates a new road, the request meets the definition of a major subdivision. The
ordinance requires that a majority vote of the entire Town Board be required to approve of a final plat.
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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
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Figure 1: Aerial of the site, per County GIS. Subject property parcels are outlined in red.

51 TKDA



Stillwater Township Town Board Meeting 10/10/24

October 3, 2024

Final Plat — Whispering Pines Farm
Page 3

e 02 S0 E
) _ 1352681
Lt R
-
i
.
LOT 3 H
—_— AU —_———
T Tt Tt TTTTTTTTT T/ —
©
o
©
[
=
o
°
<
= i Y—
4 2k °
5 EE It
= —_
. g ©
. o
x
L
=M ..
3 I3\
(0]
o
=}
2
L
?
o
o e —m e FAX oo
[EETNT
MNIOOES7F -

53 TKDA




Stillwater Township Town Board Meeting 10/10/24

October 3, 2024

Final Plat — Whispering Pines Farm
Page 4

5, sooorasw
W ! NooRz doE

Figure 3: Excerpt of the preliminary plat approved in 2023.
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EVALUATION OF THE PLAT

Previous Approvals

A preliminary plat for this subdivision was approved in November 2023. The preliminary plat shows the Fearing
family rearranging the four current parcels into three parcels. An extension of Penfield Avenue North (shown as
105t Street North) would serve Lot 2 and Lot 3 and end in a cul-de-sac. The preliminary plat also shows how Lot
1 could be subdivided further into multiple lots the future (this is sometimes referred to as ‘ghost platting’), while
the road could be further extended west through the site to connect to Ottawa Avenue. The submitted final plat is
consistent with the previously approved preliminary plat.

Zoning Requirements

Lot 1 is proposed at a size of 61.83 acres in size, while Lots 2 and 3 are proposed at a size of 10.01 acres; these
are consistent with the minimum lot size requirements of the AG zoning district. The minimum lot frontage would
be 300 feet for parcels over four acres in size; this requirement would be met.

NORTH
Figure 4: Excerpt of the construction plans for the road extension. The proposed infiltration ponds are highlighted in red, while
the boundary of the existing drainage easement on 10460 Penfield Avenue is shown in blue.

Subdivision Ordinance Requirements

Section 13.0 of the Subdivision Ordinance notes the Design Standards for new subdivisions. New lots are to be
laid out so that they are 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.

A draft development agreement submitted by the applicant requires that future redevelopment of Lot 1 would
result in the extension of 105th Street to connect to Ottawa Avenue to the west. The agreement also covers
responsibilities for the applicant to perform grading and erosion control work, install stormwater infrastructure, and
install the currently proposed road extension ending in a cul-de-sac.

The applicant proposes to include in the development agreement a clause regarding future development density;
the applicant proposes guaranteeing Lot 1 can be split into up to six lots in the future. While Lot 1 is large enough
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to create six lots, the lot already has over 3,600 square feet (SF) of detached accessory building footprint.
Chapter Two, Part Three, Section 1.2(4) of the Township Zoning Ordinance limits the number and maximum
combined size (footprint) of detached accessory structures. If Lot 1 were to be reduced to less than 20 acres in
size, the lot would not be following the current Zoning Ordinance requirements. Section 1.2(4)(F) further states
that “No land shall be subdivided so as to have a larger building or structure and/or exceed the total number of
buildings and structures as permitted by this Zoning Ordinance. In the event that a landowner wishes to subdivide
a parcel, the accessory building or buildings must be removed or reduced in size to comply with Section 1.2 of the
Zoning Ordinance.” Staff would recommend revising the development agreement to guarantee that Lot 1 can be
further subdivided into five lots in the future. Future changes to the Township’s ordinances in the future could still
result in more than five lots being permitted.

Comments Received
The following comments regarding the final plat request were received from staff and other agencies.

Watershed District
e The Carnelian Marine St Croix Watershed District (CMSCWD) granted conditional approval for the
proposed subdivision and road extension at their April 10, 2024, meeting.
Engineering
e Engineering staff has prepared a letter outlining their comments and recommendations.

ACTION
The Town Board has the following options:

1. Approve the final plat, construction plans, and development agreement, with or without conditions.

a. A majority vote of the entire Town Board is required to approve of a final plat, per the Subdivision
Ordinance.

2. Deny the final plat, construction plans, and/or development agreement, with findings for denial.

3. Table the requests for further review/study.
RECOMMENDATION

Based on the final plat meeting Township ordinance requirements, being consistent with the previously approved
preliminary plat, staff recommends the Board approve of the final plat for Whispering Pines Farm and to direct the
applicant to record the plat with Washington County.

Based on staff review, staff recommends the Board approve of the construction plans for the proposed road
extension as part of the Whispering Pines Farm subdivision.

Pending review by legal counsel, staff recommends the Board approve of the development agreement for the
Whispering Pines Farm subdivision, with Section 3 revised to guarantee Lot 1 can be subdivided into up to 5 lots
in the future.
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