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TOWN OF TROY 


654 Glover Road, Hudson, WI 54016 


Phone: (715)425-2665 Fax: (715)425-2551 


PLAN COMMISSION MEETING will be held on Thursday, March 5th, 2026, at the Troy 


Town Hall at 6pm.  A quorum of the Town Board may be present at this meeting. No Town 


Board Actions or Decisions will be made.  


 


SITE VISITS BEGINNING AT 5:00PM 


 


1. Reidel – East of 848 Tower Rd, Hudson WI 54016 


 


AGENDA:   


 


1. Call meeting to order 


 


2. Roll Call 


 


3. Public Input to the Plan Commission 


 


4. Approve Minutes of February 5th, Plan Commission meeting 


 


5. Public Hearing to consider zoning map amendment rezoning:  


Applicant: Bennett 


Site Location: 174 Carlson lane, River Falls WI 54022 


PID: 040-1111-50-201 


Request: Rezoning Map amendment from Exclusive Agricultural (AG) to 


Agricultural Residential (AG-RES) and encumbering the parent parcel with a 


conservation easement consistent with the requirements of the Farm Plan 


program. 


 


6. Public Hearing to consider zoning map amendment rezoning:  


Applicant: Michele Reidel 


Site Location: East of 848 Tower Rd, Hudson WI 54016 


PID: 040-1000-60-001 and 040-1000-50-000 


Request: Rezoning Map amendment from Exclusive Agricultural (AG) to 


Agricultural Residential (AG-RES) and encumbering the parent parcel with a 


conservation easement consistent with the requirements of the Farm Plan 


program. 


 


7. Consideration and possible action on recommending a Farm Plan (Conservation Easement) 


to the Town Board:  


  Applicant: Michele Reidel  


Site Location: East of 848 Tower Rd, Hudson WI 54016 


PID: 040-1000-60-001 and 040-1000-50-000 


Request: Rezoning Map amendment from Exclusive Agricultural (AG) to 


Agricultural Residential (AG-RES) and encumbering the parent parcel with a 







conservation easement consistent with the requirements of the Farm Plan program 


to the Town Board. 


 


8. Consideration and possible action on recommending a rezoning to the Town Board: 


Applicant: Michele Reidel 


Site Location: East of 848 Tower Rd, Hudson WI 54016 


PID: 040-1000-60-001 and 040-1000-50-000 


Request: Rezoning Map amendment from Exclusive Agricultural (AG) to 


Agricultural Residential (AG-RES) and encumbering the parent parcel with a 


conservation easement consistent with the requirements of the Farm Plan program 


to the Town Board. 


 


9. Consideration and possible action recommending approval of a Certified Survey Map: 


Applicant: Michele Reidel 


Site Location: East of 848 Tower Rd, Hudson WI 54016 


PID: 040-1000-60-001 and 040-1000-50-000 


Request: Certified Survey Map approval to the Town Board  


 


10. Consideration and possible Action on:  


  Applicant: Terrain Inventory, LLC 


  Site Location: 241A Glen Circle 


  PID: 040-1159-80-000 


Request: Final Plat Review of Glen Oaks Subdivision and possible 


recommendation to the Town Board 


11. Review Draft and possible action on 2026 Comprehensive Plan Chapters 


12. Correspondence 


 


13. Potential items for future meetings 


 


14. Adjourn 


   


Action may be taken on any agenda item. 


 


This is official notice that a quorum of the Town Board Supervisors may be present at the Plan 


Commission Meeting at the date, time and location above. This is not a formal meeting of the 


Town Board. The purpose of the Town Board Supervisors’ attendance is to gather information. 


No formal discussion or action will be taken by the Supervisors. This agenda and meeting 


location is subject to change.  The posted agenda at the Town Hall is the primary notice. 


 


April Fredrick 


Clerk/Treasurer 


 








 
 
 
 
 
 
 
 


DATE:   February 26, 2026 


TO:   Town of Troy Plan Commission 


FROM:   Robert Jones 


REGARDING: Final Plat – Glen Oaks – PID 040-1159-80-200 


 


1. BACKGROUND INFORMATION 


Terrain Inventory, LLC received contingent Preliminary Plat approval for the Glen Oaks subdivision (9 
residential lots and 2 outlots) following Plan Commission recommendation and Town Board action in February 
2026.  


The approximately 33.56-acre parcel is zoned Agricultural-Residential (AG-RES) and is located at the terminus 
of Glen Circle. The subdivision proposes a new public Town road, Glen Oaks Drive, extending approximately 
880 feet to the north from Glen Circle and creates nine (9) residential lots. 


Key milestones in the approval process include: 


1. September 4, 2025 – Concept Review: Plan Commission discussion regarding cul-de-sac length, 
stormwater ownership, roadway slopes, and access. 


2. January 8, 2026 – Plan Commission Preliminary Plat Review: tabled for further development. 


3. January 28, 2026 – Final Plat Application: to be considered by the Plan Commission in March 


4. February 5, 2026 – Plan Commission Preliminary Plat Review: recommended approval of the 
Preliminary Plat subject to conditions. 


5. February 19, 2026 – Town Board Preliminary Plat Review: approval contingent upon final engineering 
approval, Developer’s Agreement execution, financial surety, and finalization of HOA and stormwater 
maintenance documents. 


2. PROPOSAL 


The Final Plat, file dated February 25, 2026, for Glen Oaks proposes: 


1. Creation of Lots 1-9. 


2. Dedication of public right-of-way for Glen Oaks Drive 


3. Dedication of public right-of-way over the existing road easement for the future extension of Glen 
Circle. 
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landscape architecture | planning | economic development 
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FAX 920-491-9020 
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4. Creation of Outlot 1 (stormwater management facility) to be owned proportionally (1/9 interest) by 
Lots 1–9 and governed by a recorded Maintenance and Monitoring Agreement. 


5. Creation of Outlot 2 to provide access to the adjacent existing residential parcel (241A Glen Circle). 


The Final Plat is limited to the lands included in the approved Preliminary Plat and does not expand the 
scope of development beyond that approval. Pursuant to §135-5.B and Wis. Stat. §236.11(1)(b), a final 
plat is entitled to approval if it conforms substantially to the approved preliminary plat. 


3. ASSOCIATED DOCUMENTS STATUS 


The following documents are required as a part of Final Plat approval. The status is of each itemized below: 


1. Executed Developer’s Agreement – signed by Developer February 24, 2026 


2. Approved construction cost estimate – January 26, 2026  


3. Posted financial surety (120% performance bond or Letter of Credit) – revised to address staff 
comments, draft received on February 24, 2026  


4. Executed and recordable Stormwater Maintenance Agreement – revised according to staff 
comments, signed by Developer February 24, 2026 


5. HOA Declarations and Bylaws – attached to Developer’s Agreement February 24, 2026 


6. Evidence of required County and WDNR permits – required by Town Board prior to construction 


7. Utility approvals (including transmission easement crossing) – required by Town Board prior to 
construction 


8. Town Engineer’s approval of Final engineering plans, stormwater management documents, and 
erosion control measures – required by Town Board prior to construction 


4. STAFF REVIEW COMMENTS 


Staff find that: 


1. The Final Plat substantially conforms to the approved Preliminary Plat (comparison document 
attached). 


2. All lots meet AG-RES lot area requirements. 


3. Roadway design and public right-of-way dedication are consistent with approved engineering plans. 


4. Stormwater facilities and long-term maintenance mechanisms have been revised to address the Plan 
Commission concerns. 


5. Required legal instruments (Developer’s Agreement, HOA documents, Maintenance Agreement, 
financial surety) are either finalized or in final review and must be executed prior to Town Board 
action. 


6. The Final Plat document appears to meet the technical requirements of Chapter 135 and Wis. Stat. 
Chapter 236. 
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5. DRAFT MOTIONS FOR PLAN COMMISSION CONSIDERATION 


Possible Motion to Recommend Approval of Final Plat 


I move that the Plan Commission recommend Town Board approval of the Final Plat for Glen Oaks, PID 040-
1159-80-200, having found that the Final Plat substantially conforms to the approved Preliminary Plat and 
complies with Chapter 135 of the Town Code, subject to the following conditions: 


1. The Developer’s Agreement, financial surety, HOA documents, and Stormwater Maintenance 
Agreement shall be approved by Town staff and the Town Attorney and executed prior to Town Board 
certification. 


2. The applicant shall provide copies of all required permits and approvals from St. Croix County, 
Wisconsin DNR, and all easement rights holders prior to construction. 


3. Final engineering plans, stormwater management documents, and erosion control measures shall 
receive written approval from the Town Engineer prior to commencement of construction. 


4. The Town Chairperson is authorized to certify Town approval on the plat document following 
verification that all conditions are satisfied. 


5. The Town Clerk-Treasurer is authorized sign the certificate regarding taxes or special assessments. 


6. The applicant shall provide a true and complete copy of the recorded Final Plat to the Town within 15 
days of recording. 


Possible Motion to Table 


I move that the Plan Commission table consideration of the Glen Oaks Final Plat to allow additional time for 
completion or execution of required legal and engineering documents prior to forwarding a recommendation 
to the Town Board. 


6. ATTACHMENTS 


1. Preliminary Plat / Final Plat graphic overlay 
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DEVELOPER'S AGREEMENT 


GLEN OAKS SUBDIVISION 


 


This Agreement is made this ______ day of ______________, 2026 by and between the Town of 
Troy, a municipal corporation located in St Croix County and organized under the laws of the 
State of Wisconsin, hereinafter referred to as "TOWN", and Terrain Inventory, LLC, a Nevada 
limited liability company, hereinafter referred to as "DEVELOPER". 


GLEN OAKS SUBDIVISION 
RECITALS 


WHEREAS, the DEVELOPER wishes to develop a parcel of land ("Property") described as 
follows: 


Part of the Southwest Quarter ¼ of the Northeast ¼ and part of the Northwest Quarter ¼ of the 
Southeast ¼ of Section 25, Township 28 North, Range 20 West, Town of Troy, St. Croix 
County, Wisconsin, being Lot 2 of Certified Survey Map filed in Vol. 34, Page 7583, Document 
No. 1183830. 


to be known as Glen Oaks Subdivision, once final Town and County subdivision approvals have 
been obtained; and 


WHEREAS, the DEVELOPER wishes to acquire the property and has made application for 
preliminary plat approval by the Town and intends to make final plat application for the Glen 
Oaks Subdivision and desires to enter into a Developer's Agreement with the TOWN; and 


WHEREAS, in accordance with the Town's Subdivision and Developer's Agreement Ordinances, 
the TOWN is willing to enter into a Developer's Agreement with the DEVELOPER under the 
terms and conditions set forth herein and under which the preliminary plat may be conditionally 
approved, and for public improvements shown on the plat and related plans to be installed to 
requirements and in a manner that best serves the mutual benefit of both parties. 


NOW, THEREFORE, in consideration of the mutual promises, covenants and conditions 
contained herein, the parties enter into this agreement: 


A. DEVELOPER REPRESENTS AND WARRANTS THAT: 


1. DEVELOPER currently owns, in fee title absolute, all property shown on the preliminary plat 
which is on file with the TOWN and attached hereto as Exhibit A, which shows the entire 
property to be developed. DEVELOPER has full authority to enter into this agreement, to 
perform its obligations hereunder, to create the restrictive covenants and the homeowners 
association called for herein, and to complete the construction of all public improvements 
called for in this document or in the preliminary plat. 


2. DEVELOPER has received no notice or communication from any local, state or federal 
officials that the activities of DEVELOPER or TOWN on the property proposed for 
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development may be or will be in violation of any rules, laws or regulations applicable to the 
DEVELOPER. 


3. DEVELOPER will ensure that all outstanding property taxes on the property which is the 
subject of the said plat are current before the time of final plat approval. 


4. All of DEVELOPER'S warranties and representations made herein are an inducement to 
obtain the TOWN'S approval of the Glen Oaks preliminary plat, its entry into this agreement 
and its eventual final plat approval, and the TOWN is relying on said warranties and 
representations. 


5. The duly authorized signatures of all fee owners and of all entities holding a mortgage or other 
security interest in the property are shown on the signature page of this document. 


6. All parties to any executory sales contract concerning the Property shall be disclosed to 
TOWN and identified as signatories herein. 


7. DEVELOPER agrees that its full compliance with all applicable TOWN ordinances is a 
condition of TOWN'S entry into this agreement and a requirement of this agreement. This 
includes but is not limited to meeting all requirements of the TOWN'S ordinances on 
subdivision, impact fees, driveway permits, utility permits, building code and road standards. 
DEVELOPER will comply with all such ordinance requirements as part of its obligations 
under this agreement. 


8. Terrain Inventory, LLC, is a Nevada limited liability company in good standing under the laws 
of the State of Nevada. 


B. OBLIGATIONS OF THE DEVELOPER 


1. Road Construction and Paving Requirements. As a condition of the approval of the final 
plat, the DEVELOPER shall at its own and sole expense, construct all public improvements 
as shown on the preliminary plat and approved construction plans on file with the TOWN. 
All required stop signs shall be installed prior to DEVELOPER removing barricades that 
prevent unauthorized use of the roads shown on the plat. All road design, construction and 
paving shall meet or exceed the requirements of the Town Road Standards Ordinance, and all 
other applicable Town, County and State standards and ordinances. As used herein, "roads" 
refers to public roads and cul-de-sacs, and also includes all roadside ditches and any culverts 
underneath said roads or other means of discharging water into said ditches created as a 
result of DEVELOPER'S proposed subdivision activities. No blacktop shall be installed by 
DEVELOPER on any TOWN road built pursuant to this agreement between October 15 and 
May 1 without the express, written, advance approval of the Town Engineer. 


2. DEVELOPER Repair and Maintenance of Roads Prior to Acceptance. Notwithstanding 
the dedication to the public at the time of final plat approval of the public roads shown on the 
preliminary plat, the TOWN shall have no responsibility for repair, maintenance, grading, 
snow removal or any other duty with respect to the said roads until they have been 
completely built and blacktopped by DEVELOPER, inspected, found to be in conformity 
with all Town and County requirements and accepted by the TOWN in a written document, 
signed by the Town Chair and ratified by the Town Board at its next regular meeting. Until 
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that time the said roads shall be repaired, maintained, and plowed by the DEVELOPER. 
After the blacktopping has been completed, the DEVELOPER may notify the TOWN of road 
completion and the TOWN shall inspect the finished product. If the Town Engineer agrees 
that the said roads are built in conformity with TOWN and County standards and are paved 
and cut in conformity with TOWN standards then the TOWN shall accept the roads by the 
separate action of the Town Board referred to herein, and only thereafter shall TOWN 
become responsible for maintenance, repair, grading, snow removal and all other duties 
relating to the roads. Written acceptance of the road (subject to Town Board ratification) 
shall be given by the TOWN Chair to the DEVELOPER, or written objections to road 
acceptance with specified reasons therefore shall be provided, within fourteen days of 
inspection by the Town Chair or designee; provided that road acceptance is effective only 
after ratified by Town Board action at its next meeting. After formal acceptance of said 
platted public roads by the Town Board, DEVELOPER shall remain financially responsible 
for all repairs to the said roads for one year. 


3. Inspection. An engineer or engineering firm representative as designated by the TOWN shall 
regularly inspect all public improvement work. The Town Engineer shall have unlimited 
right to come on the property at any time to inspect all work undertaken by DEVELOPER 
pursuant to this agreement. 


4. DEVELOPER Installs Infrastructure. The DEVELOPER hereby agrees that it shall be 
solely responsible for the cost of and actual installation of any and all infrastructure and 
public improvements in the subdivision. Said infrastructure and public improvements 
includes building, grading, graveling and paving of all roads, all necessary off plat public 
road extensions in Town right of way areas, landscaping cul-de-sacs located in or serving the 
platted areas, installation of approved signage for said roads, improvements in or 
development of drainage ponds and easements and drainage control measures such as 
culverts, detention ponds, ditchways, etc., and erosion control measures, temporary or 
permanent, such as seeding, erosion bales and matting and rip-rap in or serving the platted 
area, all as shown in the preliminary plat and its accompanying plans on file with the TOWN, 
and all to be completed by October 31, 2026. A Construction Cost Estimate is attached as 
Exhibit B. DEVELOPER shall submit final revised plans which show all revisions requested 
by the TOWN and its staff. Cost estimates for the public improvements shall be timely 
submitted to the Town Engineer for verification and approval for purposes of establishing the 
amount of the letter of credit or performance bond. Any changes to drainage, erosion or 
public infrastructure plans proposed to be made by DEVELOPER after the execution of this 
agreement shall require separate agreement by the TOWN, which agreement shall be binding 
only when it has been made the subject of an executed addendum to this agreement and 
which proposed changes shall require separate review and recommendation by the Town 
Engineer prior to any such addendum being executed by the TOWN. 


5. Private Driveways. Individual lot driveways are private improvements and shall be the 
responsibility of individual lot owners to construct at the time of home construction in 
accordance with Town driveway permit requirements. Driveways are not public 
improvements and are not included in the Surety required under this Agreement.  


6. Utility Easement Crossings. The property is encumbered by existing NSP (Xcel Energy) and 
Williams Pipeline easements. DEVELOPER shall obtain all necessary approvals and 
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crossing agreements from NSP/Xcel Energy and Williams Pipeline Company prior to 
commencing any construction activities that would cross or affect these easements. Copies of 
all such approvals shall be provided to the TOWN prior to the start of construction. 


7. Installation of Utilities in Utility Easement Areas. All utilities installed in areas shown on 
the plat as being encumbered by a private utility easement shall be installed in the easement 
area. A professional land surveyor shall stake all lot corners with lathe prior to any utility 
installations. 


8. On-Site Dumpsters. During construction of public improvements by DEVELOPER, 
DEVELOPER shall require that covered dumpsters shall be on site at all times and that all 
garbage, trash or refuse susceptible to movement by wind of any magnitude shall be 
deposited in the said dumpsters at the end of each work day and on an ongoing basis during 
the day as necessary to prevent off-site movement of any such refuse, trash or garbage. 


9. Stormwater Management and Erosion Control Devices. DEVELOPER shall, at its own 
and sole expense, install all stormwater management measures and all erosion control 
measures, whether temporary or permanent, as shown on the preliminary and final plat and as 
required by State, County or Town statutes, ordinances, rules or practice. If erosion and 
sediment control devices shown on the preliminary plat and final plat are not controlling 
runoff as anticipated, the Town or County reserve the right to require modifications or 
additional devices to correct the situation. DEVELOPER shall also take measures to ensure 
that future responsibility for all stormwater management and/or erosion control measures 
installed on any lot or common areas in the Property are the responsibility of a homeowner's 
association consisting of all lots in the subdivision, so that any lot on which a stormwater 
management or erosion control measure is installed is not assigned sole responsibility for 
maintenance or repair for said installation. The TOWN shall not be responsible for the 
maintenance and repair of any stormwater management or erosion control measure installed 
as part of this development, whether shown on the Plat or existing outside of the Plat. 
However, the TOWN shall have authority but not the obligation to enter onto any lot or 
outlot to perform such maintenance or repairs as have not been performed by said 
Homeowner's Association following written notice by the TOWN to the Homeowner's 
Association that said measures require repair or maintenance and following a thirty (30) day 
opportunity for the Homeowner's Association to make the required repairs or maintenance. 
The expenses of the TOWN in taking said measures shall be deemed to be for the benefit of 
all lots in the subdivision and shall be considered a special charge pursuant to Wis. Stats. § 
66.0627 which shall then be charged back pro rata against the property tax bill of each lot in 
the subdivision. The TOWN shall have no liability for property damage or personal injury 
that may result from any detention ponds or drainage area located in the Glen Oaks 
subdivision. Prior to the construction of any stormwater or erosion control measures, 
DEVELOPER shall obtain all necessary permits from St. Croix County, and/or other 
appropriate state or local agencies, and shall provide copies to the TOWN. 


10. Outlot for Stormwater. Outlot 1, designated for stormwater management shown on the plat 
shall remain private property and shall be owned as tenants in common by all lot owners in 
the subdivision, with each lot having an undivided one-ninth (1/9) fractional interest that runs 
with and is appurtenant to such lot. Upon recording of the final plat, each lot shall 
automatically have a 1/9 undivided interest in the stormwater outlot, which interest shall 
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transfer with conveyance of the lot without need for separate deed. The plat and Restrictive 
Covenants shall restrict the uses and subdividability of the outlot in the manner required by 
the TOWN Subdivision Ordinance. The TOWN shall have no ownership interest in or 
maintenance responsibility for the stormwater outlot, which shall be owned by the lot owners 
as tenants in common and maintained through the Homeowners Association as provided in 
Section 11. 


11. Homeowners Association. At or prior to final plat approval, the DEVELOPER shall 
establish a Homeowner's Association with membership consisting of the owners of each lot 
in the subdivision, and with each lot entitled to one vote. The primary purposes of the 
Homeowner's Association shall be to manage the stormwater outlot in the subdivision, to 
have continuing responsibility for the maintenance and improvement of all erosion control 
and stormwater management devices shown on the stormwater outlot, to make authorized 
improvements to the stormwater outlot as the members may direct and as allowable under 
TOWN'S Subdivision Ordinance, to exercise responsibility and authority for creating and 
funding an annual budget, and to pay all property taxes assessed against the stormwater 
outlot. 


The said Homeowner's Association shall take the form of a Wisconsin non-stock, non-profit 
corporation. The DEVELOPER represents and warrants that the Glen Oaks Subdivision 
Homeowners Association Bylaws and the Articles of Incorporation for the said Association 
shall be reviewed and approved by the Town Attorney; that the said Bylaws, which are 
attached hereto as Exhibit C, govern the maintenance, repair or improvement of all 
stormwater management and erosion control measures and areas in the subdivision by the 
owners of all member lots of the Homeowners Association; and that the Bylaws adequately 
provide for the financial support and maintenance of such areas in the subdivision and for 
other activities by assigning an equal share of the financial support to each lot. DEVELOPER 
further agrees that the Homeowners Association shall be maintained in good standing with 
the State of Wisconsin Department of Financial Institutions. The Homeowners Association 
Bylaws shall be reviewed and approved by the Town Attorney prior to final plat approval. 


12. Restrictive Covenants. The DEVELOPER represents and warrants that the Glen Oaks 
Subdivision Restrictive Covenants shall be reviewed and approved by the Town Attorney 
and shall be recorded to attach to and encumber all lots in the Glen Oaks Subdivision 
immediately following the recording of the Glen Oaks final plat and before any area of the 
said plat is conveyed to any person or entity not a party to this agreement. Recorded copies of 
the covenants shall be provided to TOWN by DEVELOPER promptly after having been 
recorded by DEVELOPER. 


The said Covenants require that drainage easement areas and the stormwater outlot shall not 
be altered, filled, excavated, planted in or obstructed in any way. The Covenants contain 
provisions establishing that future and ongoing maintenance and repair of all stormwater 
management and erosion control devices shown in the Glen Oaks subdivision shall be the 
collective responsibility of all member lots whose owners shall equally share in the cost 
thereof. The Covenants encumber each lot in the plat and authorize the creation of a 
Homeowners Association to be responsible for said maintenance and repair responsibilities, 
with its membership consisting of the owners of each lot so encumbered. The Covenants 
create in said Homeowners Association the power and duty to adequately maintain the said 
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devices and to assess, levy against and collect from each lot an equal share of the costs and 
expenses of the Association, including the maintenance and repair of all stormwater 
management and erosion control devices, the maintenance and payment of property taxes on 
the stormwater outlot, and for such other purposes as may be identified in the Bylaws of the 
said Homeowners Association. The Restrictive Covenants, a copy of which is attached hereto 
as Exhibit D, shall be reviewed and approved by the Town Attorney and recorded 
immediately following the recording of the final plat. 


13. Town Fees. The DEVELOPER hereby agrees to promptly pay all professional fees of any 
kind that the TOWN incurs or has incurred in reviewing the said plat, in verifying 
DEVELOPER'S compliance with TOWN requirements, and in drafting this Developer's 
Agreement, all within thirty days of being presented with such a bill. 


14. Surety. As security for the undertaking to install the road and all other infrastructures shown 
on the preliminary plat or called for herein, DEVELOPER shall provide the TOWN with 
either an automatically renewable Unconditional Irrevocable Letter of Credit or a 
performance bond ("Surety") which shall be in full force and effect until released by the 
TOWN pursuant to this Agreement, in the amount of one hundred twenty percent (120%) of 
the verified construction cost estimate for public improvements. The Surety shall secure only 
public improvements to be dedicated to the TOWN; private improvements such as individual 
lot driveways are not included in the Surety calculation. 


The Surety amount shall be established based on verified bids or engineer's estimates 
provided to and approved by the Town Engineer. Said Surety shall insure that the roads and 
other infrastructure as required by ordinance and by this Agreement shall be installed as 
provided herein. DEVELOPER shall provide the TOWN with a copy of the accepted project 
bid(s) within seven days of bid acceptance. If the accepted bid amount exceeds the estimate 
on which the amount of the Surety is based by five percent (5%) or more, the Surety shall be 
amended by the DEVELOPER to an amount equal to one hundred twenty percent (120%) of 
bid price within thirty (30) days of bid acceptance. 


Upon DEVELOPER'S completion of the road and infrastructure and the TOWN'S acceptance 
thereof, the TOWN shall return to DEVELOPER the security for the undertaking less 
amounts held by the TOWN as set forth herein. After the public improvements have been 
installed the amount so held by the TOWN shall be reduced to ten percent (10%) of bid or 
$10,000.00 whichever is more. Amounts so held following road acceptance by TOWN shall 
be available for the TOWN to make repairs to the public improvements installed by 
DEVELOPER, to cover the cost of review, inspection and other work of the TOWN 
Engineer undertaken after final plat approval and related to the subject project and as security 
for any other TOWN fees and costs related to review and approval of the said plat that 
remain unpaid and for which the DEVELOPER is responsible. 


Amounts unused for these purposes shall be released one year after the subject Town roads 
have been accepted by Town Board action that is separate and apart from final plat approval. 
The Surety shall be issued in a form acceptable to the TOWN and must be in the possession 
of and accepted by the TOWN prior to final plat approval or commencement of construction, 
whichever is earlier. Providing and maintaining the Surety is the sole responsibility of the 
DEVELOPER, an express requirement of this agreement and of final plat approval. No 
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clearing, grubbing, tree removal, moving of earth or excavation in the area shown on the 
preliminary plat is permitted until after the Surety required herein has been delivered to the 
Town Clerk. 


15. Plat Approvals and Submission. Upon action of the Town Board to approve this 
agreement, the TOWN grants preliminary plat approval to the Glen Oaks Subdivision 
preliminary plat. The approval period for the preliminary plat shall be as provided by the 
TOWN'S Subdivision Ordinance and applicable law. The final plat shall be submitted for 
approval by DEVELOPER in conformity with the requirements of this agreement, Wisconsin 
Statutes Chapter 236 and the ordinances of St. Croix County and the Town of Troy. The 
parties agree that construction of public improvements may commence after the Surety 
required under Section B.14 has been delivered to and accepted by the TOWN, regardless of 
whether final plat approval has occurred. Final plat approval is not contingent upon 
completion of road construction. Upon approval and recording of the final plat, sale of lots 
shall be authorized. Preliminary plat approval does not mean the automatic approval of the 
final plat. Final plat approval is further subject to DEVELOPER'S acquisition of the property 
and compliance with such other requirements as have been or may be imposed by the 
TOWN. The parties anticipate the following schedule: 


• Final Plat Submittal: January 2026 
• Preliminary Plat Approval: February 2026 


- Plan Commission: February 5, 2026 
- Town Board: February 19, 2026 


• Final Plat Approval and Recording: March 2026 
- Plan Commission: March 5, 2026 
- Town Board: March 19, 2026 


• Road Construction: Spring 2026 (after frost) 
• Road Acceptance by Town Board: Prior to October 31, 2026 
• Building Permits Available: Upon Road Acceptance 


16. Indemnification. The DEVELOPER shall indemnify and hold harmless the TOWN, the 
Town Board and all other agents and employees of the TOWN from any and all claims, 
damages, losses or expenses, including attorney's fees, which the TOWN, Town Board, the 
agents and employees of the TOWN suffer or for which it/they may be held liable, arising 
out of or resulting from the assertion against it/them of any claims, debts or obligations in 
consequence of the performance of this Agreement by the DEVELOPER, its employees, 
agents or subcontractors, which are the result of the reckless or intentional acts, negligence, 
error or omission of the DEVELOPER, its agents, employees or subcontractors. 


C. ADDITIONAL TERMS 


1. Transfer of Title. DEVELOPER shall not sell or transfer any Lot until the final plat has been 
approved by TOWN. The Surety required under this Agreement shall remain in full force and 
effect until all public improvements have been completed and accepted by TOWN. This 
restriction shall be binding upon DEVELOPER’s successors and assigns. 
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2. All Town Ordinances Apply. Compliance with all applicable TOWN ordinances by 
DEVELOPER is an express requirement of this Agreement. This includes, but is not limited 
to, meeting all requirements of the TOWN'S ordinances, including, but not limited to, 
subdivision, driveway permits, utility permits, building code and road standards. 


3. Building Permits. Building permits shall not be issued until all road construction is 
completed, approved by the TOWN engineer and accepted by the TOWN board and the 
improvements are completed in compliance with TOWN ordinances and this Agreement. 


4. Remedy for Default by Developer. DEVELOPER agrees that its breach of any of the terms 
of this Agreement or any applicable Town Ordinance may result in the unilateral suspension 
or withholding by the TOWN of all permits, licenses, or other authorization issued by the 
TOWN in connection with the subdivision and development of the platted property upon 
thirty (30) days written notice to DEVELOPER specifying the nature of the default, provided 
DEVELOPER has not cured such default within said thirty (30) day period. This is in 
addition to any other remedies to which the TOWN may be entitled by any law, including the 
Town's Subdivision Ordinance, and as otherwise set forth under this Agreement. 


5. Wisconsin Law. This Agreement shall be construed and enforced in accordance with the laws 
of the State of Wisconsin. 


6. Other Agreements. Any prior oral and written agreements between TOWN and 
DEVELOPER are terminated and released, as this document represents all agreements 
existing between the parties with respect to the development property and the construction of 
the improvements. 


7. Disclaimer by Town. It is understood and agreed by all parties hereto that the TOWN, the 
Town Board, the Plan Commission and the agents and employees of the TOWN shall not be 
personally liable or responsible in any manner to DEVELOPER or to DEVELOPER'S 
contractors, subcontractors, materialmen, laborers, or any other person, firm or corporation, 
for any debt, claim, demand, damages, action or causes of action of any kind or character 
arising out of or by reason of the execution of the improvements being required herein. 


8. No Additional Waiver Implied by One Waiver. In the event any provision contained in this 
agreement should be breached by any party and thereafter waived by any other party, such 
waiver shall be limited to the particular breach so waived and shall not be deemed to waive 
any other concurrent, previous or subsequent breach of this agreement. 


9. Agreement Binding on Heirs and Assigns and Runs with the Land. All terms and 
conditions herein, including without limitation the Recitals, shall be binding upon and inure 
to the benefit of the heirs, representatives, successors and assigns of the parties hereto, and 
shall be binding upon all future owners of all or any part of the Property and shall be deemed 
covenants running with the land. This Agreement, or a short form thereof, to be executed by 
DEVELOPER at the option of the TOWN shall be placed of record to give notice hereof to 
subsequent purchasers and encumbrancers of all and any part of the Property, and all 
recording fees shall be paid to the TOWN by the DEVELOPER. 
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IN WITNESS WHEREOF, the undersigned have executed this Agreement, or caused the same 
to be executed as of the date first above-written, and acknowledging this Agreement to be 
binding on their heirs, successors in interest and assigns. 


(Signature pages to follow) 
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TOWN: 


Town of Troy 


________________________________________     ______________ 
Doug Rowen, Town Chair                           Date 


Attest: 


________________________________________     ______________ 
April Fredrick, Clerk/Treasurer                  Date 


DEVELOPER: 


Terrain Inventory, LLC 


By: ________________________________________     ______________ 
     Nathan Winston, Managing Member                Date 


February 24, 2026
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THE DEVELOPER'S AGREEMENT IS HEREBY RATIFIED AND APPROVED BY 
GRANTOR'S MORTGAGEE. 


TOWN agrees to provide MORTGAGEE thirty (30) days written notice prior to (a) 
exercising any remedy under this Agreement, or (b) incurring any cost to be charged 
against the Property under Wis. Stats. § 66.0627. MORTGAGEE shall have the right to 
cure any DEVELOPER default within said thirty (30) day period. 


Notices to Mortgagee: Elmcrest Capital, LLC 8 The Green Dover, DE 
19901 eric@damencapital.com 


 


ELMCREST CAPITAL, LLC 


 


By: ________________________________________     Date: ______________ 


Its: ________________________________________ 


  



Eric



Eric

Eric Scharaga, Manager



Eric

2/24/2026
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EXHIBIT A 


Glen Oaks Subdivision Preliminary Plat 


[Preliminary Plat to be attached] 
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EXHIBIT B 


Glen Oaks Subdivision Construction Cost Estimate 


[Construction Cost Estimate on following pages] 
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ALBRIGHTSON EXCAVATING, INC
P.O. BOX 181
WOODVILLE, WI  54028
Telephone: 715-698-2768
Fax: 715-698-3293


01/26/26


PROPOSAL:  GLEN OAK SUBDIVISION ROAD EXTENSION - TOWN OF TROY, WI
THE TERRAIN PROJECT


SITE WORK FOR NEW RURAL ROAD EXTENSION TO INCLUDE:


EROSION CONTROL AND RESTORATION TO INCLUDE:
ONE TRACKING PAD
INLET PROTECTION
250 LF STANDARD DUTY SILT FENCE
11,120 SY SEED AND MULCH TOPSOIL AREAS
202 LF EROSION LOGS
8700 SY CLASS I TYPE B EROSION MAT 


RESTORATION & EROSION SUB TOTAL:


STORM SEWER TO INCLUDE:
256 LF 18" HDPE
SIX EA. 18" STEEL END WALLS
10 CY MEDIUM RIP RAP


STORM SEWER SUB TOTAL:


SITE DEMO TO INCLUDE:
100 LF SAW CUT
1217 SY ASPHALT REMOVAL
ONE EA. CULVERT REMOVAL
1.2 ACRES CLEAR AND GRUB TREES


ROADWAY WORK TO INCLUDE:
SALVAGE TOPSOIL
CUT / FILL SITE  TO SUB GRADE (on site material used - no import or export included)
12" ON-SITE SANDLIFT FOR ROAD SUBBASE
24" CLAY LINER FOR WET POND
PLACE 8" DEPTH 1-1/4" BASE COURSE 
RESPREAD SALVAGED TOPSOIL


ASPHALT TO INCLUDE:
2832 SY 1.5" 4LT 58-28S BINDER COURSE
2832 SY 1.5" 5LT 58-28S WEAR COURSE
3' GRAVEL SHOULDER


EARTHWORK SUB TOTAL:


$22,056.00


$12,311.00


$156,171.00


Page 1
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EXHIBIT C 


Glen Oaks Subdivision Homeowners Association Bylaws 


BYLAWS OF 
Glen Oaks Homeowners Association, Inc. 


SECTION 1 
GENERAL 


The following are the Bylaws of Glen Oaks Homeowners Association, Inc., a Wisconsin 
nonprofit corporation (the "Association"). The Association is organized for the purpose of 
operating, managing, maintaining and improving of: 


1. Outlot 1 of Glen Oaks, Town of Troy, St. Croix County, Wisconsin. 
2. The enforcement of the terms and conditions of the Declaration of Restrictions and 
Covenants and any amendments thereof. 


The terms used in these Bylaws shall have the same meaning as they have in the 
Declaration of Restrictions and Covenants recorded with the Office of the St. Croix County and 
recorded as Document No. ___________, as amended or restated (the "Declaration"). 


SECTION 2 
MEMBERSHIP 


2.1 Owners Defined. All Persons described as Owners in the Declaration shall be 
members of the Association. No Person shall be a member solely by virtue of holding a security 
interest in a Lot. A Person shall cease to be a member at such time as that Person is no longer an 
Owner. Owners shall be the lot owners of Lots 1, 2, 3, 4, 5, 6, 7, 8 and 9 of Glen Oaks, Town of 
Troy, St. Croix County, Wisconsin. Each Lot shall have an appurtenant undivided one-ninth 
(1/9) fractional interest in Outlot 1 as tenants in common, as provided in the Developer's 
Agreement. 


2.2 Registration of Owners. Each Owner shall register with the Secretary of the 
Association, in writing within 30 days after taking title to a Lot (i) the name and address of the 
Owner of the Lot; (ii) the nature of such Owner's interest or estate in each Lot owned; (iii) the 
address at which the Owner desires to receive notice of any meeting of the Owners, if other than 
the Lot address, (iv) the name and address of the secured party holding the first mortgage on the 
Lot, if any; and (v) the name of the Owners, if there are multiple Owners of the Lot, who shall be 
authorized to cast the vote with respect to the Lot. The Owner shall have a continuing obligation 
to advise the Association in writing of any changes in the foregoing information. 


2.3 Transfers. The interests, rights and obligations of an Owner in the Association may 
be assigned, pledged, encumbered or transferred but only along with and as a part of the title to 
the Owner's Lot. 
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SECTION 3 
VOTING 


3.1 Entitlement. Votes shall be allocated to each Lot as provided in the Declaration. 
3.2 Authority to Cast Vote. At any meeting of the Owners, an Owner included on the 


voting register presented by the Secretary in accordance with Section 4.6, or the holder of such 
Owner's proxy, shall be entitled to cast the vote which is allocated to the Lot owned by the 
Owner. If there is more than one Owner of a Lot, only one of the Owners may cast the vote. If 
the Owners of a Lot fail to agree as to who shall cast the vote or fail to register pursuant to 
Section 2.2, the vote shall not be cast. 


3.3 Voting by Proxy. An Owner may cast the vote which is allocated to the Owner's Lot 
and be counted as present at any meeting of the Owners by executing a written proxy naming 
another Person entitled to act on that Owner's behalf and delivering the same to the Secretary 
before the commencement of any such meeting. All proxies granted by an Owner shall remain in 
effect until the earliest of the following events: (i) revocation by the granting Owner by written 
notice or by personally attending and voting at the meeting for which the proxy is effective; (ii) 
eleven months after the date of the proxy, unless otherwise provided in the proxy; or (iii) the 
time at which the granting Owners is no longer an Owner. 


3.4 Voting by Mail Ballot. The vote on any issue, except the removal of directors, may 
be determined by mailed ballots, subject to the following requirements: 


3.4.1 The notice of the vote shall: (i) clearly state the proposed action; (ii) indicate 
the number of responses needed to meet the quorum requirements; (iii) state the 
percentage of approvals necessary to approve each matter other than election of 
directors; and (iv) specify the time by which a ballot must be received by the 
Association in order to be counted. 
3.4.2 The ballot shall: (i) set forth each proposed action; and (ii) provide an 
opportunity to vote for or against each proposed action. 
3.4.3 The Board of Directors shall set the time for the return of ballots, which 
shall not be less than 15 nor more than 30 days after the date of mailing of the 
ballots to the Owners. The Board of Directors shall provide notice of the results of 
the vote to the Owners within 10 days after the expiration of the voting period. 
3.4.4 Approval by written ballot under this Section is valid only if the number of 
votes cast by ballot equals or exceeds the quorum required to be present at a 
meeting authorizing the action and the number of approvals equals or exceed the 
number of votes that would be required to approve the matter at a meeting at 
which the total number of votes cast was the same as the number of votes cast by 
ballot. 


3.5 Vote Required. A majority of the votes cast at any properly constituted meeting of 
the Owners, or cast by mail in accordance with Section 3.4, shall decide all matters properly 
brought before the Owners, except where a different vote is specifically required by the 
Declaration, the Bylaws or by law. The Term "Majority" as used herein shall mean in excess of 
50% of the votes cast at a meeting, person or by proxy, or voting by mail in accordance with the 
allocation of voting power set forth in the Declaration. Cumulative voting shall not be permitted. 
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SECTION 4 
MEETING OF OWNERS 


4.1 Place. All meetings of the Owners shall be held at the office of the Association or at 
such other place in the State of Wisconsin reasonably accessible to the Owners as may be 
designated by the Board of Directors in any notice of a meeting of the Owners. 


4.2 Annual Meetings. An annual meeting of the Owners shall be held in each fiscal year 
on a date and at a reasonable time and place designated by the Board of Directors. At each 
annual meeting of the Owners: (i) the Persons who are to constitute the Board of Directors shall 
be elected pursuant to Section 6; (ii) a report shall be made to the Owners on the activities and 
financial condition of the Association; and (iii) any other matter which is included in the notice 
of the annual meeting and is a proper subject for discussion or decision by the Owners shall be 
considered and acted upon at the meeting. 


4.3 Special Meetings. Special meetings of the Owners may be called by the President as 
a matter of discretion. Special meetings of the Owners shall be called by the President or 
Secretary within 30 days following receipt of the written request of a majority of the members of 
the Board of Directors or of Owners entitled to cast at least 25% of the all the votes in the 
Association. The meeting shall be held within 90 days following receipt of the request. The 
request shall state the purpose of the meeting, and the business transacted at the special meeting 
shall be confined to the purposes stated in the notice. The purpose for which the meeting is 
requested and held must be lawful and consistent with the Association's purposes. 


4.4 Notice of Meetings. At least 21, but no more than 30, days in advance of any annual 
meeting of the Owners and at least 7, but no more than 30, days in advance of any special 
meeting of the Owners, The Secretary shall send to all persons who are Owners as of the date of 
sending the notice, notice of the time, place and agenda of the meeting, by United States Mail or 
by hand delivery at the Owner's Lot address or to such other address at the Owner may have 
designated in writing to the Secretary. The notice shall also be sent to the Eligible Mortgagee, 
upon request at the address provided by the Eligible Mortgagee. Any Eligible Mortgagee shall, 
upon request, be entitled to designate a representative to be present at any meeting. Notice of 
meetings to vote upon amendments to the Articles of Incorporation shall also be given separately 
to each officers and director of the Association. 


4.5 Quorum/Adjournment. The presence of Owners in person or by proxy who have the 
authority to cast in excess of fifty percent (50%) of all the votes in the Association shall be 
necessary to constitute a quorum at all meetings of the Owners for the transaction of any 
business, except that of adjourning the meeting to reconvene at a subsequent time. Any meeting 
may be adjourned from time to time but until no longer than 15 days later without notice other 
than announcement at the meeting as initially called. If a quorum is present at the reconvened 
meeting, any business may be transacted which might have been transacted at the meeting as 
initially called had a quorum then been present. The quorum, having once been established at a 
meeting or a reconvened meeting, shall continue to exist for that meeting notwithstanding the 
departure of any Owner previously in attendance in person or by proxy. The Association may not 
be counted in determining a quorum as to any Lot owned by the Association. 
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4.6 Voting Register. The Secretary shall be available at the meeting with a list of the Lot 
numbers, the names of the Owners and the name of the person (in the case of multiple Owners) 
authorized to cast the vote. 


4.7 Agenda. The agenda for meetings of the Owners shall be established by the Board of 
Directors and shall be sent to all Owners along with the notice of the meeting. 


SECTION 5 
ANNUAL REPORT 


The Board of Directors shall prepare an annual report on behalf of the Association to be 
mailed or delivered to each Owner together with the notice of annual meeting. The report shall 
contain at a minimum: 


5.1 A statement of any capital expenditures for the Association's last fiscal year; 
5.2 A statement of the balance in any reserve or replacement fund and any portion of the 


fund designated for any specified project by the Board of Directors; 
5.3 A copy of the statement of revenues and expenses for the Association's last fiscal year 


and a balance sheet as of the end of said fiscal year; 
5.4 A statement of the status of any pending litigation or judgments to which the 


Association is a party; 
5.5 A statement of the insurance coverage provided by the Association; and 
5.6 A statement of the total past due assessment on all Lots, current as of not more than 


60 days prior to the date of the meeting. 


SECTION 6 
BOARD OF DIRECTORS 


6.1 Number and Qualification. The affairs of the Association shall be governed by a 
Board of Directors. The first Board of Directors shall consist of the persons designated as 
directors in the Articles of Incorporation of the Association or appointed to replace them by the 
Declarant, subject to the right of Owners to elect directors as set forth in Section 6.2. Upon the 
expiration of the terms of the members of the first Board of Directors, the Board of Directors 
shall be composed of three (3) directors, a majority of whom shall be Owners or a duly 
authorized representative of the Owner if the Owner is a corporation, partnership, limited 
liability company, trust or other entity which has the capacity to hold title to real estate. 


6.2 Term of Office. The terms of the office of the members of the Board of Directors 
shall be as follows: 


6.2.1 Subject to Subsection 6.2.2, the terms of all directors appointed by 
Declarant as authorized by the Declaration shall terminate upon the earliest of: (i) 
voluntary surrendered of control by Declarant; (ii) an Association meeting which 
shall be held within 60 days after conveyance to Owners other than a Declarant of 
75% of the total number of Lots; or (iii) the date three (3) years following the date 
of the first conveyance of a Lot to an Owner other than a Declarant. The term of 
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the office of any director elected to the Board of Directors by Owners other than 
the Declarant shall terminate at the same time as those appointed by Declarant. 
6.2.2 Notwithstanding the provisions of subsection 6.2.1, the Owners other than 
Declarant shall have the right to nominate and elect not less than 33 1/3% of the 
directors at a meeting of the Owners held within 60 days following the 
conveyance by Declarant of 50% of the total number of Lots. 
6.2.3 The first term of office of the directors elected by the Owners immediately 
following the termination of the terms provided for in Subsection 6.2.1 shall be 
one year for one of the Directors, two years for one of the Directors, and three 
years for one of the Directors. The nominee or nominees receiving the greatest 
number of votes shall fill the longer terms. Each term of office thereafter shall be 
two years and shall expire upon the election of a successor at a subsequent annual 
meeting of the Owners; provided, that a director shall continue in office until a 
successor is elected. A number of nominees equal to the number of vacancies and 
receiving the greatest number of votes shall be elected, notwithstanding that one 
or more of them does not receive a majority of the votes cast. A director 
appointed or elected to fill an uncompleted term shall serve until the natural 
termination of that term, unless removed in accordance with these Bylaws. There 
shall be no cumulative voting for directors. 


6.3 Nominations. Nominations for election to the Board of Directors shall be made by a 
nominating committee appointed by the Board of Directors or from the floor at the annual 
meeting or by "write-in" if authorized by the Board. 


6.4 Powers. The Board of Directors shall have all powers necessary for the 
administration of the affairs of the Association and may exercise for the Association all powers 
and authority vested in or delegated to the Association (and not expressly prohibited or served to 
the Owners) by law. 


The powers of the Board of Directors shall include, without limitation, the power to: 
6.4.1 adopt, amend and revoke Rules and Regulations not inconsistent with the 
Declaration; 
6.4.2 adopt and amend budgets for revenues, expenditures and reserves and levy 
and collect assessments for expenses relating to said Outlots or other activities of 
the Association ("Expenses") from Owners; 
6.4.3 hire and discharge managing agents and other employees, agents and 
independent contractors; 
6.4.4 institute, defend or intervene in litigation or administrative proceedings in its 
own name on behalf of itself or two or more Owners on matters affecting said 
Outlots or other matters affecting the Association. 
6.4.5 make contracts and incur liabilities; 
6.4.6 regulate the use and maintenance of said areas described herein, but only in 
a manner consistent with the Declaration; 
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6.4.7 impose or waive charges for late payment of assessments, and after notice 
and an opportunity to be heard, levy or waive reasonable fines for violations of 
Rules and Regulations duly adopted by the Board; 
6.4.8 provide for the indemnification of its officers and directors and maintain 
director's and officer's liability insurance; 
6.4.9 provide for reasonable procedures governing the conduct of meetings and 
the election of directors; 
6.4.10 appoint, regulate and dissolve committees; 
6.4.11 exercise any other powers conferred by law or which are necessary and 
proper for the governance of the Association. 


6.5 Meetings and Notices. An annual meeting of the Board of Directors shall be held 
promptly following each annual meeting of the Owners. At each annual meeting, the officers of 
the Association shall be elected. 


6.5.1 Regular meetings of the Board of Directors shall be held at least on an 
annual basis at such times as may be fixed from time to time by a majority of the 
members of the Board of Directors. A schedule or any amended schedule of the 
regular meetings shall be provided to the directors. 
6.5.2 Special meetings of the Board of Directors shall be held when called (i) by 
the President of the Association, or (ii) by the Secretary within ten (10) days 
following the written request of any two directors, or the written request of any 
aggrieved Owner of a Lot. Notice of any special meeting shall be given to each 
director not less than three days in advance thereof. Notice to a director shall be 
deemed to be given when deposited in the United States Mail, postage prepaid, 
the Lot address of such director or when personally delivered, orally or in writing, 
by a representative of the Board of Directors. 
6.5.3 Any director may at any time waive notice of any meeting of the Board of 
Directors orally, in writing or by attendance at the meeting. If all the directors are 
present at a meeting of the Board of Directors, no notice shall be required, and 
any business may be transacted at such meeting. 


6.6 Quorum and Voting. A majority of the members of the Board of Directors shall 
constitute a quorum for the transaction of business at any meeting thereof. A quorum, once 
established, shall continue to exist, regardless of the subsequent departure of any directors. Each 
director shall have one vote. The vote of a majority of the directors present at any meeting at 
which a quorum is present shall be sufficient to adopt any action. Proxies shall not be permitted. 


6.7 Action Taken Without a Meeting. The Board of Directors shall have the right to 
take any action in the absence of a meeting which it could take at a meeting when authorized in a 
writing signed by all directors. 


6.8 Vacancies. A vacancy in the Board of Directors shall be filled by a person elected 
within 15 days following the occurrence of the vacancy by a majority vote of the remaining 
directors, regardless of the number, except for vacancies created pursuant to Sections 6.2 and 6.9 
of this Section. Each person so elected shall serve out of the term vacated. 
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6.9 Removal. A director may be removed from the Board of Directors, with or without 
cause, by a majority vote at any annual or special meeting of the Owner's provided: (i) that the 
notice of the meeting at which removal is to be considered states such purpose; (ii) that the 
director to be removed has a right to be heard at the meeting; and (iii) that a new director is 
elected at the meeting by the Owners to fill the vacant position caused by the removal. A director 
may also be removed by the Board of Directors if such director (i) has more than two unexcused 
absences from Board meetings and/or Owners meetings during any twelve-month period, or (ii) 
is more than 60 days past due with respect to assessments on the Director's Lot. Such vacancies 
shall be filled by the vote of the Owners as previously provided in this Section. 


6.10 Compensation. Except as authorized by a vote of the Owners at a meeting thereof, 
the Directors of the Association shall receive no compensation for their services in such capacity. 
A director or other Owner may, upon approval by the Board of Directors, be retained by the 
Association and reasonably compensated for goods and services furnished to the Association in 
an individual capacity. Directors may be reimbursed for out-of-pocket expenses incurred in the 
performance of their duties. 


6.11 Fidelity Bond. Fidelity bonds or insurance coverage for unlawful taking of 
Association funds shall be obtained and maintenance, if required by the Board, on all directors 
and officers authorized to handle the Association's funds and other monetary assets. 


SECTION 7 
OFFICERS 


7.1 Principal Officers. The principal officers of the Association shall be a President, a 
Vice-President, a Secretary and a Treasurer, all of whom shall be elected by the Board of 
Directors. The Board of Directors may from time to time elect such other officers and designate 
their duties as in their judgment may be necessary to manage the affairs of the Association. A 
person may hold more than one office simultaneously, except those of President and Vice-
President. Only the President and Vice-President must be members of the Board of Directors. 


7.2 Election. The officers of the Association shall be elected annually by the Board of 
Directors at its annual meeting and shall hold office at the pleasure of the Board. 


7.3 Removal. Upon an affirmative vote of a majority of the members of the Board, any 
officer may be removed, with or without cause, and a successor elected at any regular meeting of 
the Board of Directors or at any special meeting of the Board of Directors called for that purpose. 


7.4 President. The President shall be the chief executive officer of the Association and 
shall preside at all meetings of the Board of Directors and the Association. The President shall 
have all of the powers and duties which are customarily vested in the office of the president of a 
corporation including, without limitation, the duty to supervise all other officers and to execute 
all contracts and similar obligations on behalf of the Association. The President shall have such 
other duties as may from time to time be prescribed by the Board of Directors. 


7.5 Vice-President. The Vice-President shall take the place of the President and perform 
the duties of the office whenever the President shall be absent or unable to act. The Vice-
President shall also perform such other duties as shall from time to time be prescribed by the 
Board of Directors. 
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7.6 Secretary. The Secretary shall be responsible for recording the minutes of all 
meetings of the Board of Directors and the Association. The Secretary shall be responsible for 
keeping the books and records of the Association and shall give all required notices unless 
directed otherwise by the Board of Directors. The Board of Directors may delegate the 
Secretary's administrative functions to a managing agent; provided, that such delegation shall not 
relieve the Secretary of the ultimate responsibility for the Secretary's duties. 


7.7 Treasurer. The Treasurer shall have responsibility for all financial assets of the 
Association and shall be covered by a bond or insurance in such sum and with such companies as 
the Board of Directors may require. The Treasurer shall be responsible for keeping the 
Association's financial books, assessment rolls and accounts. The treasurer shall cause the books 
of the Association to be kept in accordance with customary and accepted accounting practices 
and shall submit them to the Board of Directors for its examination upon request. The Treasurer 
shall cause all moneys and other monetary assets to the Association to be deposited in the name 
of or to the credit of the Association in depositories designated by the Board of Directors and 
shall perform all other duties incident to the office of the Treasurer. The Board of Directors may 
delegate the Treasurer's administrative functions to a managing agent, provided that such 
delegation shall not relieve the Treasurer of the ultimate responsibility for the Treasurer's duties. 


7.8 Compensation. Except as authorized by a vote of the Owners at a meeting thereof, 
officers of the Association shall receive no compensation for their services in such capacity. An 
officer or Owner may, upon approval by the Board of Directors, be retained by the Association 
and reasonably compensated for goods and services furnished to the Association in an individual 
capacity. Officers may be reimbursed for out-of-pocket expenses incurred in the performance of 
their duties. 


SECTION 8 
OPERATION OF THE PROPERTY 


8.1 Assessment Procedures. The Board of Directors shall, at least 30 days prior to the 
first day of the Association's fiscal year, prepare a budget of Common Expenses for the 
Association and assess and levy such Common Expenses equally against the Lots. The amount 
assessed and levied against a Lot shall be a lien thereon. 


8.1.1 The Board of Directors shall fix the amount of the annual assessment 
against each Lot and advise the Owners in writing of the assessment at least 30 
days prior to the date when the first installment thereof is due. The failure of the 
Board of Directors to timely levy an annual assessment shall not relieve the 
Owners of their obligation to continue paying assessment installments in the 
amount currently levied as well as any increases subsequently levied. 
8.1.2 If an annual assessment proves to be insufficient, the budget and assessment 
thereof or may be amended or a special assessment levied by the Board of 
Directors at anytime subject to the limitations set forth in Section 5 of the 
Declaration. The levy shall be deemed to occur upon the date specified in the 
resolution which fixes the assessment. 
8.1.3 The Association shall furnish copies of each budget on which the Common 
Expenses and the assessment are based to an Owner or to any Eligible Mortgagee 
upon request of such person. 
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8.2 Payment of Assessments. Annual assessments and special assessments shall be due 
when designated by the Board of Directors. All Owners shall be absolutely and unconditionally 
obligated to pay duly levied assessments. No Owner shall have any right of withholding, offset 
or deduction against the Association with respect to any assessments or related late charges or 
costs of collection. Any rights or claims alleged by an Owner may be pursued only be separate 
action. 


8.3 Default in Payment of Assessments. If any Owner does not make payment on or 
before the date when any assessment or installment thereof is due subject to such grace periods 
as may be established, the Board of Directors may assess, and such Owner shall be obligated to 
pay, a reasonable late charge as established by the Board for each such unpaid assessment or 
installment thereof together with all expenses, including reasonable attorneys' fees, incurred by 
the Board in collection any such unpaid assessment. 


8.3.1 If there is a default of more than thirty (30) days in payment of any such 
assessment, the Board of Directors may accelerate any remaining installments of 
the assessment upon prior written notice thereof to the Owner, and the entire 
unpaid balance of the assessment and late charges shall become due and payable 
upon the date stated in the notice unless all past due amounts, including late 
charges, costs of collection and fines are paid prior to said date. 
8.3.2 The Board of Directors shall have the right and duty to attempt to recover all 
assessment for Common Expenses, together with any charges, attorney's fees or 
expenses related to the collection thereof. 
8.3.3 Upon written request of an Owner or an Eligible Mortgagee of such Lot, 
notice of a default of more than thirty (30) days in payment of any assessment or 
installment of an assessment for Common expenses or any other default in the 
performance of obligations by the Owner shall be given in writing to such 
Eligible Mortgagee. 
8.3.4 The rights and remedies referred to herein shall in no way limit the remedies 
available to the Association under the Declaration or by law. 


8.4 Foreclosure of Liens of Unpaid Assessments. The Association has the right to 
foreclose a lien against a Lot for assessments imposed by the Association. 


8.5 Records. The Board of Directors shall cause to be kept at the registered office of the 
Association, and at such other place as the Board of Directors may determine, records of the 
actions of the Board of Directors, minutes of the meetings of the Board of Directors, minutes of 
the meetings of the Owners of the Association, names of the Owners and Eligible Mortgagees 
and detailed and accurate records of the receipts and expenditures of the Association. All 
Association records, including receipts and expenditures and any vouchers authorizing payments, 
shall be available for examination by the Owners and the Eligible Mortgagees upon reasonable 
notice and during normal business hours. Separate accounts shall be maintained for each Lot 
setting forth the amount of the assessments against the Lot, the date when due, the amount paid 
thereon and the balance remaining unpaid. 


8.6 Enforcement of Obligations. All Owners and Occupants and their guests are 
obligated and bound to observe the provisions of the Declaration, these Bylaws and any 
reasonable rules and regulations adopted by the Board. The Association may impose any or all of 
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the charges, sanctions and remedies authorized by these Bylaws or by law to enforce and 
implement its rights and to otherwise enable it to manage and operate the Association. 


SECTION 9 
AMENDMENTS 


These Bylaws may be amended, and the amendment shall be effective, upon the 
satisfaction of the following conditions: 


9.1 Approval. The amendment must be approved by Owners who have authority to cast 
in excess of fifty percent (50%) of the total votes in the Association, in writing or at a duly held 
meeting of the Owners; 


9.2 Notice. A copy of the proposed amendment and, if a meeting is to be held, notice of 
such meeting, shall be mailed by U.S. Mail or e-mailed to all Owners authorized to cast votes; 
and 


9.3 Effective Date: Recording. The amendment shall be effective on the date of 
approval by the required vote of the Owners and need not be recorded. If recorded, the 
amendment shall be recorded in the office of the County Recorder for St. Croix County, 
Wisconsin. 


9.4 Town Approval Required. Notwithstanding the foregoing, any amendment to these 
Bylaws that would alter, diminish, or eliminate (a) the Association's obligations for maintenance, 
repair, or improvement of stormwater management facilities or erosion control measures, (b) the 
financial obligations of Owners or the Association related to Common Area maintenance, or (c) 
the Town's rights under the Developer's Agreement or Restrictive Covenants, shall require the 
prior written approval of the Town of Troy in addition to the Owner approval required above. 


9.5 Notice to Town. The Association shall provide written notice to the Town Clerk 
within thirty (30) days of any change in the officers of the Association or the contact information 
for the Association, including mailing address, email address, and phone number of the primary 
contact person. 


SECTION 10 
INDEMNIFICATION 


The Association shall, to the extent the alleged liability is not covered by insurance, 
indemnify every individual acting in any official capacity on behalf of the Association, pursuant 
to the provisions of the Wisconsin Statutes. 


SECTION 11 
MISCELLANEOUS 


11.1 Notices. Unless specifically provided otherwise in these Bylaws, all notices required 
to be given by or to the Association, the Board of Directors, the Association officers or the 
Owners shall be in writing and shall be effective upon hand delivery or mailing if properly 
addressed with postage prepaid and deposited in the United States mail, except that registrations 
pursuant to Section 2.2 shall be effective upon the receipt by the Association. 
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11.2 Severability. The invalidity or unenforceability of any part of these Bylaws shall 
not impair or affect in any manner the validity, enforceability or effect of the balance of these 
Bylaws. 


11.3 Captions. The captions herein are inserted only as a matter of convenience and for 
reference and in no way limit or proscribe the scope these Bylaws or the intent of any provision 
thereof. 


11.4 Conflicts in Documents. In the event of any conflict among the provisions of the 
Declaration, the Bylaws or any rules or regulations adopted by the Board, the Declaration shall 
control; and as between the Bylaws and the rules and regulations, the Bylaws shall control. 


11.5 Waiver. No restriction, condition, obligation or provision contained in these Bylaws 
shall be deemed to have been abrogated or waived by reason of any failure to enforce the same, 
irrespective of the number of violations or breaches thereof which may occur. 


11.6 No Corporate Seal. The Association shall have no corporate seal. 
11.7 Fiscal Year. The fiscal year of the Association shall be as determined by the Board 


of Directors. 
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EXHIBIT D 


Glen Oaks Subdivision Restrictive Covenants 


DECLARATION OF COVENANTS, CONDITIONS, 
RESTRICTIONS AND EASEMENTS FOR 


GLEN OAKS 


THIS DECLARATION is made on this ___ day of ______________, 2026, by Terrain 
Inventory, LLC, a Nevada limited liability company, by Nathan Winston, managing member, 
(hereinafter referred to as "Declarant"). 


RECITALS: 
A. Declarant, Terrain Inventory, LLC, a Nevada limited liability company, is the fee 


simple owner of certain real estate being located in the Town of Troy, County of St. Croix, State 
of Wisconsin described as follows: 


Lots 1, 2, 3, 4, 5, 6, 7, 8 and 9, and Outlot 1 of Glen Oaks, Town of Troy, St. 
Croix County, Wisconsin. 


B. Declarant desires to subject the Property to the covenants, restrictions, easements, 
charges and liens hereinafter set forth. 


NOW, THEREFORE, Declarant hereby declares that the property shall be held, built 
upon, sold, conveyed and occupied subject to the following easements, restrictions, covenants, 
conditions, charges and liens which are for the purpose of protecting the value and desirability 
of, and the benefits and burdens of which shall run with, the property and shall be binding in all 
parties having any right, title or interest in the property or any part thereof, and their heirs, 
successors and assigns. 


ARTICLE I 
DEFINITIONS 


Section 1. "Association" shall mean and refer to the Glen Oaks Homeowners 
Association, Inc., a Wisconsin non-profit corporation, its successors and assigns, which has been 
created pursuant to Chapter 181 of the laws of the State of Wisconsin, the members of which are 
all Owners as defined herein. 


Section 2. "Owner" shall mean and refer to the holder of the fee simple title to, to a land 
contract purchaser of, or to any life tenant or lessee of a lease having a term of more than three 
years in, and Lot which is part of the property, or any combination thereof, whether one or more 
persons or entities, but excluding contract for deed vendors and others having such interest 
merely as security for the performance of an obligation. 
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Section 3. "Property"shall mean and refer to that certain real property described 
hereunder, and such additions thereto, as may hereafter be brought within the jurisdiction of the 
Plat in accordance with the provisions hereof. 


Lots 1, 2, 3, 4, 5, 6, 7, 8 and 9, and Outlot 1 of Glen Oaks, Town of Troy, St. 
Croix County, Wisconsin. 


Section 4. "Private Yard Area"shall mean and refer to that portion of a Lot not covered 
by a Living Unit. 


Section 5. "Living Unit"shall mean and refer to the improvements located on any Lot 
designed for use as a single-family dwelling unit. 


Section 6. "Lot"shall mean and refer to any plot of land shown upon any recorded plat 
of the property and shall, when the context hereof requires, include any improvements thereon. 


Section 7. "Single family"means the structure to be construed on the following lots: 
Lots 1, 2, 3, 4, 5, 6, 7, 8 and 9, and Outlot 1 of Glen Oaks, Town of Troy, St. 
Croix County, Wisconsin. 


Section 8. "Declarant"shall mean and refer to Terrain Inventory, LLC, a Nevada limited 
liability company, its successors and assigns if (i) any such heir, successor or assign should 
acquire more than one undeveloped Lot from the Declarant for the purpose of development and 
the instrument of conveyance recites that such heir, successor or assign has acquired all of the 
rights and obligations of the Declarant, or (ii) such rights and obligations pass to such successor 
or assign by operation of law. 


Section 9. "Declaration"shall mean and refer to this Declaration of Covenants, 
Restrictions, Conditions and Easements, as from time to time amended in accordance with the 
provisions hereof. 


Section 10. "Common Area" shall mean all real property and improvements thereon 
held for the common use and enjoyment of the Owners and such other persons to whom the 
Owners may delegate this right pursuant to the Declaration. The Common Area at the time of the 
conveyance of the first Lot shall be Outlot 1, Glen Oaks, Town of Troy, St. Croix County, 
Wisconsin, which shall be owned by all Lot owners as tenants in common, with each Lot having 
an undivided one-ninth (1/9) fractional interest that is appurtenant to such Lot, rather than by the 
Association directly. 


Section 11. "Structure"is defined in the Town of Troy Zoning Code. 


ARTICLE II 
MEMBERSHIP AND VOTING RIGHTS 


Section 1. Every Owner of a Lot which is subject to assessment by the Association 
shall be a member of the Association. Membership shall be appurtenant to and may not be 
separated from ownership of any Lot which is subject to assessment by the Association. 


Section 2. The right of any member to vote shall be suspended during any period in 
which such member shall be in default in the payment of any assessment levied by the 
Association. Such rights may also be suspended after notice and hearing, for a period not to 
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exceed sixty (60) days for any infraction of any rules or regulations published by the 
Association. 


ARTICLE III 
PROPERTY RIGHTS IN THE COMMON AREA 


Section 1. Easements in Favor of All Owners. Subject to the provisions hereinafter 
contained, there shall exist the following easements in favor of each Owner of a Lot and 
appurtenant to such Owner's Lot over, across and upon the following: 


A. A non-exclusive easement over all common areas for ingress and egress to and 
from such Lot over and across designed pedestrian or access areas in the Common 
Area and to and from dedicated or public street, highways, or rights of way. 
B. A non-exclusive easement for the use of the enjoyment of those portions of the 
Common Area developed for open space, recreational or storm water pond 
purposes. 


Section 2. Extent of Member's Easements. The right and easement in favor of the Lots 
and Owners created hereby in the Common Area, shall be subject to the following as further 
provided herein: 


A. The right of the Association, as provided in its Articles and Bylaws, to borrow 
monies for the purpose of improving, repairing and maintaining the Common 
Area, or any improvements thereon, and in aid thereof to mortgage said 
properties, provided that the rights of such mortgagee in said properties shall be 
subordinate to the rights of the members hereunder, and provided, further, that 
any requisite consent shall have been first obtained. 
B. The right of the Association to take such steps as are reasonably necessary to 
protect the Common Area against foreclosure. 
C. The right of the Association, as provided in its Bylaws, to suspend the voting 
and enjoyment rights of any member for any period during which any assessment 
remains unpaid; provided, however, that nothing contained in this subparagraph 
(c) shall be deemed to deny an Owner access to and from his or her Lot. 
D. The right of the Association, as provided in its Bylaws, and from time to time 
to adopt reasonable regulations regarding the use and enjoyment of the Common 
Area. 
E. The right of the Association so long as construction on, and initial sales of, 
Lots shall continue, to create easements for ingress, egress, installation, replacing, 
repairing and maintaining cable television antenna systems, security and similar 
systems, and all utilities, including but not limited to, telephone, gas and 
electricity. The Board of Directors shall, upon written request of the Declarant, 
grant such easements as may be reasonably necessary for the development of any 
part of the property. 
F. The right of the Association to dedicate or transfer all or any part of the 
Common Area to any public agency, authority or utility (including, without 
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limitation, utilities furnishings gas, electricity, water, telephone or cable 
television) or grant permits, licenses and easements over such Common Area for 
utilities, road and other purposes reasonably necessary or useful for the proper 
maintenance or operation of the property, provided that, except as otherwise 
provided herein, no dedication or transfer of any portion of the Common Area, 
nor any easements, license or permit over or with respect to any portion thereof of 
more than 180 days duration, shall be effective unless an instrument signed by 
two-thirds (2/3) of the Members has been recorded agreeing to such dedication, 
transfer, grant permit, license or easements, and unless written notice of the 
proposed agreement and action thereunder is sent to every member at lease ninety 
(90) days in advance of any action taken. 
G. Notwithstanding any provisions contained herein to the contrary, so long as 
construction and initial sale of Lots and Living Units shall continue, it shall be 
expressly permissible for Declarant to maintain and carry on upon portions of the 
Common Area or upon any Lot owned by Declarant such facilities and activities 
which, in the sole opinion of Declarant, may be reasonably required, convenient 
or incidental to the construction or sale of such residences to Lots, including, 
without limitations, vehicular ingress and egress, vehicular parking, material 
storage and the maintenance of business offices, signs, model units and sale 
offices, and Declarant shall have an easement for access to such facilities; 
provided, however, that Declarant shall promptly store any damage to the 
Common Area by reason any construction incident to the foregoing. This Section 
may not be amended without the express written consent of Declarant. Nothing 
herein contained shall be construed as a dedication of any part of the Common 
Area to the public or to public use. 


Section 3. Delegation of Use. Any owner may delegate such Owner's property rights in 
the Common Area to his or her family and his or her tenants who reside on the property, Subject 
to all the provisions herein contained. 


Section 4. Taxes and Municipal Special Assessments on Common Areas. Real estate 
taxes and special assessments attributable to the Common Areas shall not be levied directly 
against the Common Areas, but shall instead to be levied in equal amounts against each Lot, or 
in such other proportionate amounts as the governmental taxing authorities shall determine. All 
levies of real estate taxes and special assessments so levied shall be a lien against said individual 
Lots. The Owner of each Lot, by acceptance and recording of the deed to such Lot, agrees and 
acknowledges that such equal or otherwise proportionate share of real estate taxes and special 
assessments attributable to the Common Areas shall be levied against the Owner's Lot. The 
Town of Troy, Wisconsin is a third-party beneficiary of this provision. The provisions of this 
Section 4 shall be perpetual, and may not be amended or altered in any way, and Common Areas 
may not be added or removed from the Property or altered in any way, without the express 
written consent of the Town, which may be withheld by the Town in its sole discretion. 


ARTICLE IV 
COVENANT FOR MAINTENANCE ASSESSMENTS 
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Section 1. Creation of the Lien and Personal Obligation of Assessments. The 
Declarant, for each Lot now or hereafter owned by it within the property, hereby covenant, and 
each subsequent Owner of any lot, by acceptance of a deed or other conveyance therefore, 
whether or not it shall be so expressed in such deed, or other conveyance, is deemed to covenant 
and agree to pay to the Association: (a) annual assessments or charges with respect to 
maintenance or improvements of the Common Area; (b) special assessments for capital 
improvements to the Common Area, including, but not limited to all private roadways and 
Outlots, the lawn water sprinkling system and other areas that the Association is obligated to 
maintained; and (c) the annual assessments, together with interest, costs and reasonable 
attorney's fees, shall be a charge on the land and shall be a continuing lien upon each Lot and 
shall not be affected by the sale or transfer of any Lot except to a first mortgagee of such Lot as 
provided in Section 9 below. Recording of this Declaration shall constitute record notice of such 
lien and no further recordation of any claim for such lien shall be required. Each such 
assessment, together with interest, costs and reasonable attorney's fees, shall also be the personal 
obligation of the person who was the Owner of such property at the time when the assessment 
fell due. The personal obligation for delinquent assessments shall not pass to an Owner's 
successor in title unless expressly assumed by such successor. 


Section 2. Purpose of Assessments. The assessment levied by the Association shall be 
used exclusively to promote the recreation, health, safety and welfare of the residents in the 
property, to promote the aesthetics, improvement and maintenance of the Common Area, and 
other areas that the Association is obligated to maintain, as elsewhere provided herein. 


Section 3. Annual Assessments. Annual assessments shall be levied on each Lot on the 
basis of one (1) living unit per lot. 


A. Initial Annual Assessment. The Annual Assessment for all lots conveyed to a 
person or entity by the Declarant shall be determined by the Association at least 
30 days prior to the first Lot being sold by the Declarant. 
B. Commencing on the first day of the calendar year following the conveyance of 
the first Lot to an Owner other than Declarant, the Board of Directors shall have 
the authority to fix the Annual Assessment provided, however, that any increase 
in the Annual Assessment over the initial assessment provided for above shall not 
be greater than 10% of the Annual Assessment for the previous year. Any 
increase greater than the stated 10% increase shall require approval by a vote of 
two-thirds of the Members of the Association. 


Section 4. Notice and Quorum for Any Action Authorized Under Sections 3 and 4. 
Written notice of any meeting called for the purpose of taking any action authorized under 
Sections 3 and 4 shall be sent to all members not less than thirty (30) days nor more than sixty 
(60) days in advance of the meeting. At the first such meeting called, the presence of two-thirds 
(2/3) of all the Members shall constitute a quorum. If the required quorum is not present, another 
meeting may be called subject to the same notice requirement, and the required quorum at the 
subsequent meeting shall be one-half (1/2) of the required quorum at the preceding meeting. No 
such subsequent meeting shall be held more than sixty (60) days following the preceding 
meeting. 


Section 5. Collection of Assessment. Annual assessment may be collected on a monthly 
basis. 
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Section 6. Date of Commencement of Annual Assessments: Due Date. The annual 
assessment provided for herein shall commence as to all Lots on the first day of the month 
following the conveyance of a Lot to an Owner. The first annual assessment shall be prorated 
according to the number of months remaining in the calendar year. The Board of Directors shall 
fix the amount of the annual assessment against each Lot at least thirty (30) days in advance of 
each annual assessment period. 


Written notice of the annual assessment shall be sent to every Owner subject thereto. The 
due dates shall be established by the Board of Directors. The Association shall, upon demand, 
and for a reasonable charge, furnish a certificate signed by an officer of the Association setting 
forth whether the assessments on a specified Lot have been paid. A properly executed certificate 
of the Association as to the status of assessments on a Lot is binding upon the Association as of 
the date of its issuance. 


Section 7. Effect on Non-Payment of Assessment; Remedies of Association. 
A. If any Assessment provided for herein is not paid on the date when due, then 
such assessment shall become delinquent and shall, together with such interest 
thereon and costs of collection thereof, as hereinafter provided, thereupon become 
a continuing lien on such Lot or Lots, which shall be enforceable in the manner 
hereinafter set forth. Such lien shall run in favor of the Association and shall be 
superior to all other liens and encumbrances on such Lot except for the following: 


(i) Liens for general real estate taxes and special assessments levied by 
any governmental authority; and 
(ii) The lien of any first mortgage as provided in Section 8 hereof. 


B. All other lienors acquiring on any Lot after this Declaration shall have been 
filed or recorded and whose liens shall also have been filed or recorded, shall be 
deemed to consent that their liens shall be and remain inferior to future liens 
provided for herein whether or not such consent has been expressed in the 
instruments creating their liens. 
C. To evidence a lien for sums assessed pursuant to this Article, the Association 
may prepare a written notice of lien setting forth the amount of the assessment, 
the date due, the amount remaining unpaid, the name of the Owner of the Lot and 
a description of the Lot and file or record the same, but such notice of lien shall 
not be failed or recorded until such Assessment has been wholly or partially 
unpaid for at least thirty (30) days from the date due. Such lien may be enforced 
and foreclosed whether by judicial foreclosure by the Association in the same 
manner in which mortgages on real property may be foreclosed in Wisconsin or 
by foreclosing the lien in the manner prescribed by Wisconsin Statues for the 
foreclosure of a mechanic's lien. All persons or parties holding a record interest in 
the Lot shall be served with notice of the foreclosure. Each Owner, by acceptance 
of a deed for any Lot, does further hereby give full and complete power of sale to 
the Association shall prevail in any such foreclosure, the person personally 
obligated to pay the same shall be required to pay all costs of foreclosure, 
including, but not limited to, reasonable attorney's fees. All such costs and 
expenses shall be further secured by the lien being foreclosed. The person 
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personally obligated to pay such lien shall also be required to pay the Association 
any assessments against the Lot which shall become due during the period of 
foreclosure. The Association shall have the right and power to bid at the 
foreclosure sale or other legal sale and to acquire, hold, convey, lease, rent, 
encumber, use and otherwise deal with the Lot as the Owner thereof. 
A release or satisfaction of the notice of lien shall be executed by an officer of the 
Association and recorded or filed upon payment of all sums secured by such lien. 
D. Any encumbrancer holding a lien on any Lot may pay, but shall not be 
required to pay, any amounts secured by the lien created and authorized by this 
Section and, upon payment of such sums, such encumbrancer shall be subrogated 
to all rights of the Association with respect to such lien, including but not limited 
to, priority as to any other lien or interest in such Lot. 
E. Any assessment not paid within thirty (30) days after the due date shall bear 
interest from the due date until paid at the rate of twelve percent (12%) per 
annum. No Owner may waive or otherwise escape personal liability for the 
assessments provided for herein by non-use of the Common Area or abandonment 
of his or her Lot. Suit to recover a money judgment for such assessments, with 
costs of collection and interest as provided for herein, shall be maintained by the 
Association without foreclosing or waiving the lien securing the same. 


Section 8. Subordination of the Lien to Mortgages. The lien of the assessments 
provided for herein shall be subordinate to the lien of any first mortgage now or hereafter placed 
on any Lot subject to assessment; provided that such subordination shall apply only to the 
assessments which have become due prior to the sale or transfer of a Lot pursuant to the 
remedies provided in a first mortgage on such Lot or pursuant to mortgage foreclosure or any 
deed or proceedings in lieu thereof and the expiration of any applicable period of redemption. 
Accordingly, the sale or transfer of any Lot pursuant to the remedies provided in a first mortgage 
on such Lot, or pursuant to mortgage foreclosure or any deed or proceeding in lieu thereof, shall 
extinguish the lien of such assessments as to payments which become due prior to such sale or 
transfer and the expiation of any applicable redemption period, and any first mortgagee who so 
obtains title to a Lot or any purchaser at any such foreclosure sale will not be liable for any 
unpaid assessments which accrue prior to the acquisition of title to such Lot by the mortgagee or 
purchaser and the expiration of any applicable redemption period. No such sale or transfer, 
however, shall relieve such Lot from liability for any assessment thereafter becoming due or 
from the lien thereof. Nor shall any such sale or transfer relieve an Owner from the personal 
obligation for assessments coming due prior to any such sale or transfer and the expiration of any 
applicable redemption period and the same may be collected by the Association by civil action or 
by such other lawful method or methods as the Association shall deem fit, and all such rights and 
remedies of the Association shall be cumulative and not exclusive of one another. The foregoing 
provisions of this Section 8 shall not prevent the Association from reallocating any assessments, 
the lien of which has been extinguished as above provided in this Section 8, to all Lots including 
that sold or transferred as described in this Section 8. 


Section 9. Exempt Property. The following property subject to this Declaration shall be 
exempt from the assessments, charges and liens created herein: 
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A. All properties to the extent of any easement or other interest therein dedicated 
to and accepted by the local public authority and devoted to public use. 
B. All properties exempt from taxation by the laws of the State of Wisconsin upon 
the terms and to the extent of such legal exemption. 


C. All Common Areas. 


ARTICLE V 
RIGHTS AND OBLIGATIONS. 


Section 1. Structure Placement. Structure placement shall comply with the Town of 
Troy Zoning Code and/or Ordinances and any additional requirements as set forth by the 
Architectural Control Committee. The term "structure" shall be defined in the Town of Troy 
Zoning Code. No amendments to this section of the covenants shall be allowed without 
Association approval, Town of Troy Plan Commission recommendation to the Town of Troy 
Board for approval and Town of Troy Board approval. 


Section 2. Type of Structure Permitted. No lot shall be used except for residential 
purposes. No structure shall be erected, altered, placed or permitted to remain on any lot other 
than one (1) detached single family dwelling, not to exceed two (2) stories in height and a private 
garage for not less than two (2) automobiles. Barndominiums are strictly prohibited. 


Garages may be directly attached to the dwelling or detached to the dwelling. Concrete 
and asphalt 12' foot minimum drive width design is required for driveways. Driveway design 
shall provide sufficient concrete or asphalt surface outside of the garage door for the parking of 
two standard size passenger vehicles side by side. The driveway is to be completed within twelve 
(12) months of occupancy, weather permitting. Temporary gravel driveways are permitted 
during construction and initial occupancy. 


Structures erected or placed on any lot must be in harmony with the residence in respect 
to workmanship, materials and external design. Front exteriors may be a combination of stone, 
brick, stucco, wood, engineered wood such as LP Smartside, fiber cement such as James Hardie, 
steel or vinyl. If vinyl siding is used, it shall be a high grade structural panel with a minimum of 
.044 mil thickness. Wood, engineered wood, fiber cement, steel or vinyl shall be used in 
combination with areas of brick, stone or stucco to achieve a high quality, rich-looking and 
creative curb appeal throughout the development. Front exteriors using a high grade structural 
panel vinyl siding shall be required to use a minimum of 15% area of the front of either brick, 
stone or stucco. Percentage shall be exclusive of doors, windows, and trim. Front exterior siding 
shall have a minimum of 3-1/2" trim board wrapping all doors and windows. 


High-grade hardboard, masonite-type or high-grade maintenance free type siding may be 
used on side and rear of dwellings. 


All garages shall have raised panel or architecturally trimmed overhead garage doors. 
Fiberglass garage doors and mural on garage doors shall not be permitted. 


A laminated or architectural shingle or equal, shall be used on all structures, giving a 
textured appearance. The roofline for all homes must have a minimum 6/12 pitch. 
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Construction of model homes is expressly permitted as long as they conform to the 
restrictions hereby created. 


Section 3. Residential Use. No structure shall be erected, altered, placed or permitted to 
remain on any Lot other than a single-family Residence. 


Section 4. Building Area. The size of any building or structure, exclusive of one-story 
open porches, basements, garages, fireplaces and three season porches, shall be as follows: 


Residence Type                          Minimum Foundation Area (in square feet) 
Single Family Floor Plan 
 
Rambler Style home                    1600 of living area on main floor 
 
Single Family Two Story Plan    2200 of finished area (main and upper level 
combined) 
 
Multi-level dwelling                    1500 square feet of total finished 
(split-level, tri-level, etc.)             living area on main floor 


In all instances, decks, garages, fireplaces, three season porches and basements are 
specifically excluded from the total square footage. 


All structures constructed on the lot shall be completely finished on the exterior thereof 
within twenty four (24) months after commencement of construction. 


Section 5. Auxiliary Buildings. One outside detached accessory building such as a pole 
shed or storage building may be permitted, subject to prior written approval by the Architectural 
Control Committee. The maximum size shall not exceed 2,400 square feet, and the height shall 
not exceed 18 feet at the peak. The structure must be constructed of materials and colors 
compatible with the dwelling and located to the rear of the principal residence. Metal sided 
buildings may be permitted if they are of high qualify, architectural grade steel with concealed 
fasteners and color schemes harmonious with the principal residence. The Architectural Control 
Committee reserves the right to deny any building deemed inconsistent with the character of the 
development. 


Section 6. Structures and Boulevard Not to be Used for Residential Purposes. No 
trailer, basement, tent, shack, garage, barn, or outbuilding erected on the premises shall at any 
time be used as a residence temporarily or permanently nor shall any structure of a temporary 
character be erected, used or occupied for residence thereof; nor shall any building not 
completely finished on the exterior be occupied as a residence. 


Plantings of any type and/or landscaping in the boulevard is specifically prohibited. 
Section 7. Sodding, Seeded and Hydro-seeding. The Private Yard Area in their entirety 


of each lot shall be sodded, seeded or hydro-seeded within one (1) year days of occupancy, 
weather permitting. The Owner shall take responsibility to sod, seed or hydro-seed and maintain 
all areas of the lot including the right-of-way areas (boulevards) adjacent to the lot. The Owner 
shall accept responsibility for site maintenance and for controlling storm water runoff. The 
Owner shall correct all site maintenance or drainage problems within fifteen (15) days of 
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receiving written notice from the Association. After said fifteen (15) day notice period, the 
Association shall have the right to enter the property, correct the site problem and bill the Owner 
for the work done. If Private Yard is seeded, then Owner needs to take the necessary steps for 
erosion control. 


Section 8. Signs. No sign of any kind shall be displayed to the public view on any Lot 
except: one sign of not more than six square feet advertising property for sale or model home. 


Section 9. Setbacks. Setbacks from streets, right-of-way, side and back lot lines shall 
adhere to existing ordinances and zoning requirements of the Town of Troy and as shown on the 
recorded plat. 


Section 10. Nuisances. No noxious or offensive activities that are or may become an 
annoyance or nuisance shall be permitted on any Lot. It is not the intent of paragraph 10 to 
prohibit the use of outdoor barbeques or fireplaces. 


Section 11. Refuse or Trash. No outside incinerators, trash burners or garbage, ashes, 
refuse or receptacles to store such elements shall be located within uncovered view of any Lot or 
placed so as to become a nuisance. All such containers, if kept outside, must be in an enclosed 
area out of sightlines. Notwithstanding the foregoing, nothing contained herein shall be deemed 
to prohibit the temporary storage of construction materials or refuse on a Lot during the 
construction of improvements. 


Section 12. Animals and Livestock. No horses, cows, goats, sheep or any other 
livestock will be permitted on any Lot with the exception of cats, dogs, chickens (hens no 
roosters) and other common household pets ("Permitted Pets"). Provided, however, that such 
Permitted Pets shall not be kept for any commercial purpose. All Permitted Pets require a kennel, 
fence or invisible fence. Up to six hens (no roosters) may be kept in a clean, enclosed chicken 
coop located in the rear yard per Town of Troy ordinance. 


Section 13. Exterior Regulations. The following regulations relating to the exterior shall 
apply. 


A. No soft coal, except smokeless coal, nor fuel of any kind giving off black 
smoke or strong or obnoxious odors of any kind may be used. All tanks for 
storage of fuel shall be underground. 
B. All irrigation systems shall be designed to irrigate only the area for which the 
system is designed. Water run-off will be each Owner's responsibility. All effort 
shall be made to contain the sprinkler system over-spray within ones own lot 
perimeter. 
C. All gas and electric shall be located away from the dwelling side fronting the 
street and obscured from direct public view. Where these locations cannot be 
adhered to, a landscape buffer must be incorporated to obstruct the view of these 
matters. 
D. All basement egress window wells must be constructed with either poured 
concrete, timber, stone or decorative retaining wall or a metal window well. These 
egress wells must be earth retained and not left unfinished. 


E. The Owner shall maintain and repair their own mailbox. 
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Section 14. Fences. No fence, wall, hedge, shrub or other object or growing thing that 
obstructs sight lines at elevations between 2 and 6 feet above the roadway shall be erected, 
planted or permitted in the vision triangle of corner lots. No fence or wall shall be erected nearer 
to any side yard than the minimum setback allowed under the Town of Troy fence ordinance, if 
any. In no case shall fences be constructed nearer to the street than the principal structure. No 
chain link or wire type fencing shall be allowed; except that black vinyl coated steel fence is 
permitted. All fences are subject to the written approval of the Architectural Control Committee. 


Section 15. Antenna. Radio and television antennas must be located within the structure 
so as not to be visible from adjacent homes. No satellite dishes shall be permitted over 3 feet in 
diameter. 


Section 16. Clotheslines. Clotheslines must be retractable and must be housed when not 
in use. 


Section 17. Exterior Lighting. Flashing or brilliant lighting and lighting infringing on 
adjacent Lots shall not be permitted. Exterior lighting shall provide for illumination of exterior 
outlines, plant forms, entries and walks and should be concealed whenever possible. Exposed 
exterior lighting fixtures must conform in architectural form and scale to the residence. 


Section 18. Vehicles and Personal Property. No storage of unhoused recreational 
vehicles shall be permitted, including without limitation, snowmobiles, boats, trailers, campers, 
golf carts and seasonal equipment. No motorbikes or motorcycles, snowmobiles or noisy 
vehicles shall be operated on any Lot other than to bring them to an enclosed point of storage. 
No vehicles shall be parked for repairs on driveways or private or public roadways. 


Section 19. Subdivision of Lots. No lot as originally platted shall be further subdivided. 


Section 20. Construction Site Maintenance. During construction of any improvements 
on a Lot, the Owner and any contractor shall maintain the construction site in a clean and orderly 
condition. Covered dumpsters or enclosed refuse containers shall be on site at all times during 
active construction, and all garbage, trash, refuse, and construction debris susceptible to 
movement by wind shall be deposited in said containers at the end of each work day. 
Construction materials shall be stored in an orderly manner and secured to prevent dispersal.  


ARTICLE VI 
GENERAL PROVISION 


Section 1. Enforcement. Any Owner shall have the right to enforce, by any proceeding 
at law or in equity, all restrictions, conditions, covenants, reservations, liens and charges now or 
hereafter imposed by the provisions of this Declaration. Failure by any Owner to enforce any 
covenant or restriction herein contacted shall in no event be deemed a waiver to the right to do so 
thereafter. Any action brought to enforce these covenants must be brought within six (6) months 
after the violation of covenants first occurred. 


Section 2. Severability. Invalidation of any one of these covenants or restrictions by 
judgment or court order shall in no way affect any other provisions which shall remain in full 
force and effect. 
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Section 3. Amendment. The covenants and restrictions of this Declaration shall run with 
and bind the land for a term of twenty (20) years from the date this Declaration is recorded, after 
which time they shall be automatically extended for successive periods of ten (10) years. Except 
as provided herein to the contrary, this Declaration may be amended during the first twenty (20) 
year period by an instrument signed by not less than sixty (60%) of the Owners, and thereafter by 
an instrument signed by not less than two-thirds (2/3) of the Owners. Any amendment shall also 
require the consent of the holders of fifty-one percent (51%) of the first mortgages of record with 
respect to Lots (based on one vote for each Lot mortgaged). Any amendment must be recorded. 


Section 4. Encroachment. If any portion of a dwelling unit or any Lot shall actually 
encroach upon any other Lot, or if any such encroachment shall hereafter arise because of 
settling or shifting of the building or other cause, there shall be deemed to be an easement in 
favor of the Owner of the encroaching dwelling unit to the extent of such encroachment so long 
as the same still exist. 


Section 5. Notices. Any notice required to be sent to any Owner under the provisions of 
this Declaration shall be deemed to have been properly sent when mailed postage prepaid to the 
last known address of the Owner shown on the records of the St. Croix County Tax Lister at the 
time of such mailing. 


Section 6. Violation of Rights of Parties. If any party violates any of the covenants, 
conditions or restrictions herein provided, it shall be lawful for any party or parties in interest in 
the above described lands to institute and prosecute proceedings at law or in equity against the 
parties violating, either to prevent said violation, to recover damages or to force compliance with 
to a provision, including, but not limited to, obtaining a restraining order and a temporary and 
permanent injunction to immediately stop construction until the provisions herein are complied 
with. 


Attorneys' fees and costs of any court action brought to enforce these Covenants shall be 
payable by the non-prevailing party to the prevailing party. 


Section 7. No Discrimination in Sale, Lease, etc., of Living Unit. Neither the Declarant 
nor any Owner shall discriminate in the sale, lease, rental or in the use or occupancy of a Living 
Unit because of religion, race, color, creed, national origin, sex, marital status, or status with 
respect to public assistance or disability or, in furtherance of such covenant, in contravention of 
the provision of applicable Wisconsin Statues and of Title VI of the Civil Right Act of 1964, 
Title VIII of the Civil Rights Act of 1968, Executive Order II 063, and regulations thereunder, 
which relate to civil rights and discrimination. 


Section 8. FHA/VA Approval. The following actions will require to prior approval of 
the Federal Housing Administration and the Department of Veteran Affairs as long as there is a 
Class B members. Annexation of additional properties other than the Additional Real Estate, 
dedication of Common Area and amendment of this Declaration. 


Section 9. Total or Partial Condemnation, Loss or Destruction: Termination of 
Declaration. In the event of taking of any of the Common Area by eminent domain or any action 
or proceeding in lieu of eminent domain (hereinafter "condemnation"), the Association shall 
represent the Owners in any such condemnation, or in negotiations, settlements and agreements 
with the condemning authority, and each Owner hereby appoints the Association as his or her 
attorney-in-fact, irrevocably, for such purposes. If deemed necessary by the Association, it may 
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obtain the services of a trustee to act on behalf of the Owners in carrying out any functions under 
this Section. 


In the event of a condemnation of part or all of the Common Area, the award of proceeds 
of settlement shall be payable to the Association, or any trustee, for the use and benefit of the 
Owners and their mortgagees as their interest may appear. All proceeds payable with respect to 
any condemnation of Common Area shall be applied to the restoration or repair of such Common 
Area remaining after such condemnation or, subject to the provisions herein, to such other 
purposes as may be in accordance with the functions and powers of the Association and the 
welfare of the Owners. Any proceeds of any condemnation with respect to a Lot or Living Unit 
shall belong and be paid to the Owner thereof and his or her mortgagee, as their interests may 
appear. In the event of any termination or abandonment of this Declaration, and the dissolution 
of the Association pursuant thereto, the Common Area shall be disposed of as provided in the 
Articles of Incorporation. 


ARTICLE VII 
EASEMENTS 


Section 1. Additional Easements. In addition to the easements, covenants, restrictions 
and conditions described elsewhere in this Declaration, all Living Units and Lots shall be subject 
to easements and covenants hereinafter specifically described for the benefit of the property or 
for the limited benefit of specified adjoining Lots, all as more fully set forth in this Article. 


Section 2. Private Yard Area. Except as otherwise provided herein, each Owner shall be 
entitled to the exclusive use and occupancy of the Private Yard Area in his or her Lot to the 
exclusion of all others; provided, however, the property generally and all other Owners shall be 
entitled to a visual easement over all Private Yard Areas, subject to and limited by the original 
structures erected thereon by the Declarant. 


Section 3. Drainage and Utility Easements. Easements for installation and maintenance 
of utilities and drainage facilities are reserved on the Lots as shown on the recorded plats that 
include the subject Property. Within these easements, no structure, planting or other material 
shall be placed or permitted to remain which may damage or interfere with the installation and 
maintenance of utilities or which may change the direction of flow or drainage channels in the 
easements, or may obstruct or retard the flow of water through drainage channels in the 
easements. The easement area of each Lot and all improvements thereon shall be maintained 
continuously by the Owner of such Lot except for those improvements for which a public 
authority or utility company is responsible. 


Section 4. Priority. The utility easements described hereinabove in Section 3, are and 
shall continue to be superior to the private yard easements described hereinabove in Section 2; 
provided, however, in the event that it shall be necessary to install, repair or maintain any utility 
facilities crossing any Private Yard Area, such repairs and maintenance shall be undertaken so as 
to cause, the extent practicable, minimal interference with the use of such areas, and any and all 
damage to the driveway, driveway apron surfaces, walkway or yard area shall be repaired and 
the surface facility restored. 
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Section 5. Easements Perpetual and Appurtenant. The easements described herein 
shall be perpetual in duration and shall be appurtenant to the Lots which are burdened and 
benefitted by such easements. 


ARTICLE VIII 
INSURANCE AND RECONSTRUCTION 


Section 1. Liability Insurance; Fidelity Bonds. The Board of Directors of the 
Association, or its duly authorized agent shall obtain a broad form of public liability insurance 
covering all of the Common Area insuring the Association, with such coverages and limits of 
liability as to the Association shall determine to be necessary, but in no event less than 
$1,000,000.00, covering all claims for personal injury and/or property damage arising out of a 
single occurrence. Such insurance policy shall, if reasonably available contain a "severability of 
interest" clause which shall preclude the insurer from denying the claim of an Owner because of 
the negligence of the Association or other Owner. The Board of Directors shall, to the extent 
such coverage is available and affordable at what the Board of Directors determines to be 
reasonable rates, also provide fidelity bonds providing protection to the Association against loss 
by reason of acts of fraud or dishonesty on the part of the Association's directors, managers, 
officers, employees or volunteers who are responsible for handling funds of the Association in an 
amount sufficient to provide no less protection than one and one-half (1 1/2) times the estimated 
annual operating expenses of the Association, including reserves. Any policy or bond obtained 
hereunder shall provide that it may not be canceled or modified (including cancellation for non-
payment of premium) without at least thirty (30) days prior written notice of First Mortgagees. 
The expense of the liability insurance and fidelity bonds, if any, maintained by the Association 
under this Section I shall be borne by all Members through annual general assessments. 


Section 2. Casualty Insurance on Insurable Common Area. Except as such 
requirements shall be modified by Federal National Mortgage Association ("F.N.M.A."), or 
Federal Home Loan Mortgage Corporation ("F.H.L.M.C."), the Association shall keep all 
insurable improvements and fixtures of the Common Area, if any, insured as follows: 


A. Against loss or damage by fire and other hazards covered by the standard 
extended coverage endorsement and by sprinkler leakage (if applicable), debris 
removal, cost of demolition, vandalism, malicious mischief, windstorm and water 
damage, as well as other risks customarily covered in similar projects for an 
amount equal to the full replacement value (i.e., 100% of current "replacement 
costs") excluding land, foundation, excavating and other items normally excluded 
from coverage, such insurance to cover all common facilities owned by the 
Association (including all fixtures and building service equipment to the extent 
they are a part of the Common Area, as well as common personal property and 
supplies), together which such endorsements as may be required by F.N.M.A., 
OR F.H.L.M.C. 
B. If any portion of the Common Area is located within an area which has special 
flood hazards and for which flood insurance has been made available under the 
National Flood Insurance Program ("NFIP"), the Association shall obtain flood 
insurance on buildings in the Common Area and any other common property 
covered by the required form of policy (herein, "Insurable Property"), in an 
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amount deemed appropriate, but not less than the lesser of (i) the maximum 
coverage available under any portion of the Common Area; or (ii) 100% of the 
current "replacement cost" of such buildings and other Insurable Property; and 
C. Against such other hazards and casualties as the Association may deem 
desirable. All insurance coverage with respect to the Common Area shall be 
written in the name of, and the proceeds thereof shall be payable to, the 
Association. The insurance proceeds shall be used by the Association for the 
repair or replacement of the property for which the insurance was carried. 
Premiums for all insurance carried by the Association are common expenses 
included in the annual general assessment made by the Association herein 
described. Any policy herein described may not be canceled or substantially 
modified within at lease thirty (30) days prior written notice to the Association. 


Section 3. Casualty Insurance on Living Units. Each Owner shall provide, maintain 
and solely pay for his or her own casualty, property and liability insurance on his or her Living 
Unit,. Such insurance shall not be bought into contribution with any insurance maintained by the 
Association. 


Notwithstanding this, however, in addition to casualty insurance on the Common Area, 
the Association, through the Board of Directors, may elect to obtain and continue in effect, on 
behalf of all Owners of Lots, adequate blanket casualty insurance against loss or damage by fire 
and other hazards covered by the standard extended coverage endorsements, and against loss or 
damage by debris removal, cost of demolition, vandalism, malicious mischief, windstorm, water 
damage and other risks customarily covered in similar projects, in such form as the Board of 
Directors deems appropriate, or in such form (and with such further coverage) as may be 
required by F.N.M.A. or F.H.L.M.C., in an amount equal to the full replacement value (i.e., 
100% of current "replacement cost"), without deduction for depreciation or co-insurance, of all 
of the Living Units, insurance the structural portion and fixtures thereof, owned by such Owners. 
Insurance premiums for any such blanket insurance coverage shall be included in the annual 
general assessments of the Association. The insurance coverage shall, if the Association has 
elected to obtain such blanket casualty insurance, be written in the name of, and the proceeds 
thereof shall be payable to, the Association as trustee for the Owners, and mortgagees of record. 


Section 4. Maintenance of Insurance By Owners of Living Units. In the event the 
Association shall not maintain the master policy of casualty insurance referred in Section 3 
above, each Owner of any lot, by his or her acceptance of a deed thereof, whether or not it shall 
be expressed in any such deed or other conveyance, covenants to carry, maintain and timely pay 
the premium or premiums on the policy of fire and extended coverage insurance, with the 
coverages included in the standard "all risk" endorsement. Such insurance shall cover at all 
minimum the full insurable replacement cost of the Living Unit located on such Lot, shall be in a 
form satisfactory to the Association and, as applicable. F.N.M.A, F.H.L.M.C., or any 
governmental or provide purchaser, insurer or guarantor of any mortgage on a Lot, shall provide 
that such policy may not be canceled or substantially modified by any part without at least thirty 
(30) days prior written notice to the Association. Each Owner shall furnish the Association 
satisfactory evidence of the maintenance of such insurance. The Association may, but shall not 
be required to, make payments of casualty insurance premiums on behalf of any Owner who so 
paid by the Association shall be immediately due and payable by such Owner and may be 
included on the exterior maintenance assessment against such Owner's Lot. 
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Section 5. Replacement or Repair of Common Area. In the event of damage to or 
destruction of any part of the Common Area, the Association shall repair or replace the same and 
may make a reconstruction assessment against all Owners to cover the cost of such repair or 
replacement (or, if the Association has maintained a policy of casualty insurance, as herein 
described, the additional cost of such repair and replacement not covered by the proceeds of such 
insurance). Any assessment under this Section 5 shall be in addition to any other assessment 
made against such Owners. First Mortgagees shall receive notice from the Association in the 
event of any damage or destruction to Common Areas in excess of $10,000.00. Any 
reconstruction assessment adopted hereunder shall be adopted in accordance with the procedures 
set forth in this Declaration with respect to annual assessments and special assessments, as 
therein provided, and the lien of any reconstruction assessment levied hereunder shall be 
subordinate to the lien of any First Mortgage, in the same manner and to the same extent as to the 
subordination of annual assessments and special assessments, as provided in Article IV, Section 
9, of this Declaration. 


Section 6. Repair or Replacement of Living Units: Association as Insurance Trustee. 
In the event that any Living Unit or Living Units are destroyed or damaged by causes covered by 
the insurance referred to in Section 3 and 4 above, and in the event the Association has elected, 
pursuant to Section 3 and 4 above, and in the event the Association has elected, pursuant to 
Section 3 above to maintain policy of blanket casualty insurance therein described, all proceeds 
of such insurance coverage shall be payable to the Association as insurance trustee for the Owner 
or Owners of said Living Unit or Living Units and the First Mortgagee or First Mortgagees of 
record of said Living Unit or Living Units. Said insurance proceeds shall be applied and 
administered as set forth in the full Declaration. 


Section 7. Waiver of Subrogation. To the extent permitted by the standard Wisconsin 
form of fire and extended coverage insurance with all risk endorsements and to the extent 
benefits are paid under such a policy, each Owner of Living Unit and the Association do hereby 
mutually release each from the other, and their respective officers, agents, employees and 
invitees, from all claims for damage or destruction of their respective physical properties if such 
damage or destruction results form one or more of the perils covered by the standard Wisconsin 
form of fire and extended coverage. 


Section 8. Other Insurance. The Association may maintain such other insurance as the 
Board deems appropriate. 


ARTICLE IX 
ARCHITECTURAL CONTROL COMMITTEE 


The Architectural Control Committee (hereinafter referred to as "Committee") shall 
initially be the Declarant. Declarant may, at its sole discretion, appoint two (2) or more 
representatives to serve on the Committee to either replace the Declarant or serve with the 
Declarant. The individuals serving on the Committee shall not be entitled to any compensation 
for services performed pursuant to this covenant. 


At any time after 80% of the Lots which are located in all phases of Glen Oaks have been 
sold to owners who reside in dwellings constructed on said Lots, the said owners of 75% of all 
lots which are located in all phases of Glen Oaks shall have the power through a duly recorded 
written instrument to change the membership of the Committee or to modify, expand or restrict 
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its powers and duties. Provided, however, regardless of the number of owners who own a lot, 
each lot has one vote. 


ARTICLE X 
ARCHITECTURAL CONTROL COMMITTEE'S 


DUTIES, RESPONSIBILITIES AND OBLIGATIONS 


No structure or other building shall be commenced, erected or maintained upon any Lot, 
nor shall any exterior addition or change or alternation be made to any structure or building until 
the plans and specifications showing the nature, kind, shape, height, materials and location of the 
same shall have been submitted to and approved in writing as to quality of workmanship and 
materials, harmony of external design and location in relation to surrounding structures, finish 
grade elevation and topography by the Committee. In the event said Committee fails to approve 
or disapprove such design and location with thirty (30) days after said plans and specifications 
have been submitted to it, such approval will not be required and this Article will be deemed to 
have been fully complied with. The prevailing party in an action brought by the Committee to 
enforce this Article shall be entitled to recover from the other reasonable attorneys fees together 
with all necessary costs and disbursements incurred in connection herewith. 


The Committee shall, in its discretion, have the right to grant variances from the terms 
and conditions of this Declaration of Covenants. No variance shall be granted until written notice 
has been given to all lot owners by certified mail at least thirty (30) days prior to the granting of 
the variance. The Committee shall consider any written objections to the variance. In the event 
that 75% of the lot owners object to the variance, the variance shall be denied. Provided, 
however, regardless of the number of owners who own a lot, each lot has one vote. 


If, at any time, the Committee has ceased to exist as such, and has failed to designate a 
representative to act for it, Committee approval shall be no longer required. 
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Parcel Identification Numbers (PIN):  
040-1159-80-200 


Name/Address:  
Terrain Inventory LLC 
13918 E Mississippi Ave Suite 60183 
Aurora, CO 80012 
Ph: 720-808-1916 


  
Storm Water Management Practice 
Maintenance Agreement 


 
 
SITE NAME 
Glen Oaks Subdivision – St. Croix, WI 
 
PROPERTY LEGAL DESCRIPTION 
THE PLAT OF GLEN OAKS, LOTS 1-9 AND OUTLOT 1, LOCATED IN THE  
SW ¼ OF THE NE ¼, AND THE NW ¼ OF THE SE ¼, SECTION 25 
TOWNSHIP 28 NORTH, RANGE 20 WEST, TOWN OF TROY, ST. CROIX 
COUNTY, WISCONSIN. BEING ALL OF LOT 2 OF V. 34 OF CSM’S P. 7583, 
DOC. NO. 1193830 
 
RESPONSIBLE PARTY 
The owner of lots 1 through 9 shall have an equal 1/9th ownership responsibility for 
satisfying the provisions of this agreement.   
 
GRANTOR 
Terrain Inventory LLC 
13918 E Mississippi Ave Suite 60183  
Aurora, CO 80012 
 
GRANTEE 
Town of Troy & St. Croix County, WI  
 
PERMANENT COMPONENTS OF THE STORMWATER SYSTEM 
The stormwater system consists of the following components: 


 
+ Swales & Ditches 
+ Storm Sewer, Culverts, Inlets 
+ Sediment Forebay                                                         
+ Infiltration Pond        
 
The locations of all permanent stormwater system components and designation of 
easements for drainage and stormwater facilities are shown on the plat Glen Oaks, 
in accordance with St. Croix County Ordinance. 
                             
INSPECTION AND MAINTENANCE 
All components of the stormwater system shall be inspected at least semiannually in early Spring and early Autumn. To ensure the 
proper long-term function of the storm water management practices described above, the following activities must be completed:  
 
1. All basin overflow must be checked periodically to ensure there is no blockage from floating debris or ice. Any blockage must be 


removed immediately.  
 
2. Inlets and outlets into stormwater facility must be checked after heavy rains (minimum-annually) for signs of erosion. Any eroding 


areas must be repaired immediately to prevent premature sediment build-up. Repaired grass areas must be restored with a minimum 
of 4” of topsoil, seed, fertilizer, and mulch and/or erosion mat. Erosion matting is recommended for repairing grassed areas.  


 
3. When sediment has accumulated on the basin bottom which inhibits infiltration of the stormwater facility the sediment must be 


removed.  
 
4. If ponding persists for a longer period of time within the infiltration basin and does not infiltrate within a 72 hour period, the 


sediment accumulation must be removed and then the bottom shall be raked and/ or disked.  
 
5. No grading or filling of the basin or berm other than for sediment removal is allowed, unless otherwise approved by the Town or 


County.  
 
6. Periodic mowing of the slopes will encourage rigorous grass cover and allow better inspections for erosion.  
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7. Any other repair or maintenance needed to ensure the continued function of the storm water practices or as ordered by the Town or 


County under the provisions listed on this Agreement. 
 
Repairs will be made whenever the performance of a stormwater control structure is compromised. 
 
MOWING / FERTILIZER & CHEMICAL APPLICATION 
Mowing in buffer areas, basin banks and drainage ways will be minimized in order to maximize filtration of runoff.  If occasional 
mowing is necessary, the mowing height will be no shorter than two inches. 
 
Applications of fertilizers, herbicides, pesticide or other chemical applications are discouraged in buffer areas, on basin banks and 
along drainage ways. 
 
DUTY TO PROVIDE MAINTENANCE 
It is the equal responsibility of lots 1 through 9 to inspect and maintain all components of the stormwater system in a manner that 
complies with the restrictions placed upon the property by the approved, recorded subdivision plat. It is also the equal responsibility of 
lots 1 through 9 to maintain inspection reports and maintenance records and to submit to St. Croix County an annual report 
documenting the inspection and maintenance of the stormwater system. Proof of maintenance is required with each annual report. 
 
The Town of Troy or St. Croix County, or their representatives, shall have the authority to inspect and maintain all components of the 
stormwater system if not completed by the lot owners. Prior to exercising such authority, the Town or County shall provide written 
notice to the lot owners (or the Homeowners Association as their representative) identifying the maintenance deficiency, and the lot 
owners shall have thirty (30) days from receipt of such notice to cure the deficiency. If the deficiency is not cured within the thirty 
(30) day period, all costs incurred by the Town of Troy or St. Croix County to inspect, maintain or repair any of the stormwater 
facilities will be assessed back to the owners of lots 1 through 9, a fractional share to each, as a special charge against each lot 
pursuant to Wis. Stats. Sec. 66.0627. Said charge shall be a lien on the property and shall be collected with the real estate taxes. 
 
AUTHORIZED ACCESS 
The Town of Troy, St. Croix County or their representatives are authorized to access Outlot 1 of the Glen Oaks subdivision as 
necessary to conduct inspections, maintenance or repairs of the storm water management facilities and to ascertain compliance with 
the restrictions imposed by the approved, recorded subdivision plat. 
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SIGNATURES 
The undersigned agree to the provision set forth in this agreement. 
 
 
Developer 
 
______________________________ 
Name 
 
______________________________ 
Signature 
 
______________________________ 
Title 
 
______________________________ 
Date 


Town of Troy 
 
______________________________ 
Name 
 
______________________________ 
Signature 
 
______________________________ 
Title 
 
______________________________ 
Date 


 
 
ACKNOWLEDGMENT 
 
State of Wisconsin, 
_______________ County,       
 
Personally came before me this _____ day of 
_____________, 20___, the above named 
______________________________ 
 
to me known to be the person who executed the 
foregoing instrument and acknowledged the same. 
 
 
______________________________ 
 
Notary Public, _______________ County, Wis. 
My commission is permanent. (If not, state 
expiration date: _______________.) 


 
ACKNOWLEDGMENT 
 
State of Wisconsin, 
_______________ County,       
 
Personally came before me this _____ day of 
_____________, 20___, the above named 
______________________________ 
 
to me known to be the person who executed the 
foregoing instrument and acknowledged the same. 
 
 
______________________________ 
 
Notary Public, _______________ County, Wis. 
My commission is permanent. (If not, state 
expiration date: _______________.) 


 
 
 
Approved for recording: __________ [Initials of Municipal staff] 
 
 
This document was drafted by:        
 
Scott Cerveny of Advanced Engineering Concepts  
1360 International Drive, Eau Claire, WI 54701 
 
 
 
 
 
 
 
 
 
 
 
 
 


 


Nathan Winston


Manager


02/24/2026


xxxxxxxx Texas
Ellis County


February 26
24th


Nathan Winston


Ellis County


01/18/2028


Electronically signed and notarized online using the Proof platform.
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Exhibit A:  
For a full size civil plan with details and further information please contact the Town of Troy. The exhibit below is for visual reference 
only and not for detailed information & specific callouts pertaining to the stormwater management of the subject property. Locations 
of the stormwater management facilities are shown below.  
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DRAFT 


SUBDIVISION BOND 


Bond No. DRAFT 


KNOW ALL MEN BY THESE PRESENTS: 


That we, Terrain Inventory, LLC, as Principal and Granite Re, Inc., 14001 Quailbrook Drive, 


Oklahoma City, OK 73134, the undersigned Surety, are held and firmly bound unto the Town of Troy 


(hereinafter referred to as “Town”), in the full sum of Two Hundred Twenty Eight Thousand Six 


Hundred Forty Five and 60/100 Dollars ($228,645.60), representing one hundred twenty percent 


(120%) of the verified construction cost estimate for public improvements, for payment of which we 


bind ourselves, jointly and severally, by these presents. 


WHEREAS, Principal has submitted to the Town a Final Plat for the subdivision of a particular tract of 


land described as follows: 


Part of the Southwest Quarter ¼ of the Northeast ¼ and part of the Northwest Quarter ¼ of the Southeast ¼ of 


Section 25, Township 28 North, Range 20 West, Town of Troy, St. Croix County, Wisconsin, being Lot 2 of 


Certified Survey Map filed in Vol. 34, Page 7583, Document No. 1183830. 


known as Glen Oaks Subdivision; 


AND WHEREAS, Principal has elected to file this Bond in lieu of actual completion of the 


improvements and utilities as shown on the Final Plat of the above subdivision, the estimated costs of 


said improvements and utilities being as follows: 


Per Albrightson Excavating, Inc. Quote Dated 01-26-2026: 
Restoration & Erosion: $22,056.00 | Storm Sewer: $12,311.00 | Earthwork (incl. asphalt paving): $156,171.00 
Project Total: $190,538.00 


NOW, THEREFORE, the Principal shall faithfully install and complete all improvements and utilities 


in the above subdivision as shown on the Final Plat thereof, in accordance with all the requirements and 


ordinances of the Town; and the Principal shall pay all bills for the contractor incurred in the installation 


and completion of said improvements and utilities; and the Principal shall hold harmless and indemnify 


the Town against all liability, loss or claim for damages by reason of or arising out of the installation 


and/or completion of said improvements and/or utilities. 


NOW, FURTHER, if the Principal shall not have faithfully installed and completed all improvements 


and utilities in the above subdivision as shown on the Final Plat thereof in accordance with the 


requirements and ordinances of the Town, then upon demand by the Town, the Surety shall promptly: 


1. Pay over to the Town all or such part of the amounts specified in this Bond as are necessary to 


install and/or complete all improvements and utilities as shown by the Final Plat according to the 


estimated costs of completion; or 


2. Install and/or complete the improvements and utilities as set out in the Final Plat in accordance 


with the provisions of this Bond as applicable to the Principal; or 


3. Obtain a bid or bids for submission to the Town for the completion of all improvements and 


utilities as shown by the Final Plat in accordance with its terms and conditions, upon 


determination by the Surety of the lowest responsible bidder, arrange for a contract between 







such bidder and the Town and make available, as work progresses, sufficient funds to pay the 


cost of completion up to but not exceeding the total amount of this Bond. 


NOW, FURTHER, if the Principal shall faithfully install and complete all improvements and utilities in 


the above subdivision as shown on the Final Plat thereof, in accordance with all the requirements and 


ordinances of the Town; and if the Principal has paid all bills for the contractor incurred in the 


installation and completion of said improvements and utilities then this Bond shall be null and void, 


otherwise to remain in full force. 


* * * 


DATED this __________ day of __________________________, __________. 


PRINCIPAL: 


 


Terrain Inventory, LLC 


 


By: ___________________________________ 


SURETY: 


 


Granite Re, Inc. 


 


By: ___________________________________ 


Eliot Motu 


Attorney in Fact 


 


GR0709-28 













2026 Comprehensive Plan 


LECR Boundary Review and Evaluation Draft 2/25/2026 


 


For Plan Commission Discussion 


Typical Commercial Property Development Criteria 


 Location 
 Accessibility 
 Size, Shape, Expansion potential 
 Topography 
 Utilities (water, sewer, electricity, natural gas, fiber optics) 
 Market Demand and demographics for retail 
 Economics 


 


Proposed LECR Boundary alterations 


1. Remove Area North of Vistas of St. Croix from LECR (both east and west side of 
94) 


a. No non-weight restricted road access 
i. Coulee Trail, Old 35, Glover Road would require upgrades 


b. Adjacent to residential developments and residential zoned property 
c. Residential and recreational travel routes 
d. Hanley Road Access to 35 
e. Additional 35 Interchange would need planning, approval, funding (halfway 


between Hanley and Radio) 
f. 2-5 Miles from Fire Station (with some New Roads) 
g. Recent Resident rezoning feedback 
h. Potential Redundant Electric Option (Xcel) 


 
 


2. Expand LECR in Flat Terrain east of Glover from 35 to County U 
a. Terrain creates natural buƯers (visual, noise, traƯic) from residential and 


agricultural areas 
b. Redundant commercial compatible entry/exit (Hwy 35 (Glover) and U (New 


or Glover)) 
c. WisDOT Planned Glover/35 Overpass and interchange upgrade 







d. Minimal need to utilize current town road network for commercial traƯic 
e. 2 redundant fiber optic internet suppliers (Baldwin Lightstream, Pierce Pepin 


Cooperative) 
f. Adjacent Electrical Substation 
g. Potential Redundant Electric Option (Xcel) 
h. 2-5 Miles from Fire Station (with New Roads) 
i. Extra territorial Minimum Lot Sizes encourages commercial over residential 


development 


 


3. Confirm/Maintain LECR from Town Hall to Radio Road (West Side of 35) 
a. 2014 Plan 
b. Redundant commercial compatible entry/exit (35 @Glover & Radio) 
c. WisDOT Planned Glover/35 Overpass and interchange upgrade 
d. Planned Troy Commerce Drive, Chinnock Extension, Luca Lane Reroute 
e. Minimal need to utilize current town road network for commercial traƯic 
f. Existing Commercial/Institutional 


i. Town Services 
ii. Gilby’s Street Department 


iii. Condo Garages 
iv. River City Disposal 
v. 5 Acres across from Town Hall 


g. 2 redundant fiber optic internet suppliers (Baldwin Lightstream, Pierce Pepin 
Cooperative) 


h. Adjacent Electrical Substation 
i. Potential Redundant Electric Option (Xcel) 
j. 1-3 Miles from Fire Station (with Chinnock Extension) 
k. Extra territorial Minimum Lot Sizes encourages commercial over residential 


development 


 


4. Confirm LECR North of Radio Road (East Side of 35) 
a. 2014 Plan 
b. Existing Commercial/Institutional 


i. Melgard monument 
c. 2-5 miles from Fire Station 
d. Extra territorial Minimum Lot Sizes encourages commercial over residential 


development 







 


5. Define Town Center District (resident and worker retail and services) around Town 
Property (Town Hall, Public Works, Disposal Center) 


a. 2023 Resident Survey 
b. Growing Resident/Worker TraƯic 


i. Disposal Center (New Location) (residents) 
ii. Town Hall & Elections (residents) 


iii. Condo Garages (residents) 
iv. Vistas, Glover Station, Tribute subdivisions (residents) 
v. East Glover Commercial (workers) 


vi. Troy Commerce Drive Commercial (workers) 
vii. Glover Park (residents) 


viii. Hwy 35 Commuters (residents) 
c. Hwy 35 Pass-through traƯic (avoid cities) 


  







Create Troy Sanitary Evaluation District 


Evaluate alternatives to private septic & well services and propose improvement plans 
if/when warranted 


Options: 


 Keep current private well and septic 
 Create limited municipal water district 


o Contract with neighboring municipality 
 River Falls 
 Hudson 


o Create Troy capability 
 Create limited municipal sewer district 


o Contract with neighboring municipality 
 River Falls 
 Roberts 
 Hudson 


o Create Troy capability 


























LECR



















New Fire Service Boundary January 
2027


River Falls 
Fire 
Department


Hudson Fire 
Department


Troy 
Fire 


Substation


Troy Fire 
Service







Drive Distance From Fire Stations


Current
















 1 


DRAFT 


 


PLAN COMMISSION MEETING 


Town of Troy 


February 5, 2026 


Hudson Wisconsin  54016 


 


Members Present: Doug Rowen, Alicia Schneider, David Wolf, Warren Vollmar  


 


Members Absent:  John Bjorseth, Dean Albert, Pete Hawksford 


 


Staff Present:   Rob Jones, David Carlson 


 


Recording Secretary: Amanda Randall 


 


Others present: Doug Zahler, Scott Cerveny, Gary Moelter, Brian Moelter, Cody Moelter  


 


AGENDA:  


 


1. Call meeting to order 


2. Roll call 


3. Public input 


4. Approve minutes of January 8, 2026 Plan Commission meeting; 


5.   Consideration and possible action on:  


Applicant: Terrain Inventory, LLC 


Site Location: 241A Glen Circle 


PID 040-1159-80-000 


Request: Preliminary plat review of Glen Oaks Subdivision and possible recommendation 


to the Town Board  


6. Consideration and possible action on recommending a Farm Plan (Conservation Easement) to the 


Town Board: 


  Applicant: Tim Morrow 


  Site Location: 50 Glendale Drive, River Falls, WI 


  PID: 040-1124-40-001 


Request: Rezoning Map amendment from Exclusive Agricultural (AG) to Agricultural 


Residential (AG-RES) and encumbering the parent parcel with a conservation easement 


consistent with the requirements of the Farm Plan program to the Town Board.  


      7.  Consideration and possible action on recommending a rezoning to the Board: 


  Applicant: Tim Morrow 


  Site Location: 50 Glendale Drive, River Falls, WI 


  PID: 040-1124-40-001 


Request: Rezoning Map amendment from Exclusive Agricultural (AG) to Agricultural 


Residential (AG-RES) and encumbering the parent parcel with a conservation easement 


consistent with the requirements of the Farm Plan program to the Town Board.  


      8. Consideration and possible action recommending approval of a Preliminary Survey Map: 


Applicant: Tim Morrow 


  Site Location: 50 Glendale Drive, River Falls, WI 


  PID: 040-1124-40-001 


 Request: Preliminary Survey Map approval to the Town Board 
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9.   Correspondence 


      10. Potential items for future meetings 


      11. Adjourn. 


  


      AGENDA: 


1. Call to order 


Plan Commission Chair Doug Rowen called the meeting of the Troy Plan Commission to order at 6:00 


p.m. 


 


     2. Roll Call 


Present were Doug Rowen, Alicia Schneider, David Wolf, and Warren Vollmar. 


 


     3. Public Input 


There was no public input. 


 


     4.  Approve minutes of January 8, 2026 meeting:  


The minutes of the January 8, 2026 Plan Commission meeting were previously distributed. Warren 


Vollmar moved to approve the minutes of the January 8, 2026, Plan Commission meeting. David 


Wolf seconded. Motion carried.  


 


5. Discuss and consider preliminary plat review for Terrain Inventory, 241A Glen Circle, PID 


040-1159-80-000; applicant is proposing a residential subdivision 


This application was discussed and tabled at the January Plan Commission meeting to allow the 


applicant to address identified issues and ensure a complete and internally consistent application prior to 


a recommendation to the Town Board. Following the January Plan Commission meeting, Town Staff 


held three working meetings with the applicants to review revisions and resolve outstanding issues. The 


resulting application includes a revised application that addressed: lot compliance (all lots meet the 2.50-


acre size requirement); cul-de-sac and roadway details (including 3:1 slope areas, signage and legal 


roadway termination details); driveways and access (driveway locations are now shown and shared 


driveways were eliminated); stormwater management (significant refinement to modeling was done); 


stormwater ownership and maintenance (agreements were revised to clearly define responsibility and 


corrective action procedures); and document consistency (terminology was reviewed and revised for 


consistency).  


 


Rob Jones gave a summary of the revised application. He noted that changes to the plat itself were 


minor; the biggest change from the preliminary plat was treatment of the existing end of Glen Circle. 


There will be a Y-turnaround and Dead End Road signage will be increased. The stormwater design did 


not change much but the reporting was refined. Outlot 1 is fractionally owned by all nine residential lots; 


the Homeowners Association is the entity in charge of enforcing the maintenance agreement terms. If 


the HOA is disbanded or fails to perform maintenance, legal responsibility will fall back to the lot 


owners, and they may be assessed for maintenance cost by the Town. He also noted that the applicant 


has made Final Plat application for the March meeting. Town Attorney Ron Siler drafted a letter 


explaining two deviations from the Town’s normal boilerplate language for Developer’s Agreements: 


the 1/9 fractional ownership and the timing of the final plat with lot sales and road construction. 


Building permits can be issued only after the Town’s final acceptance of the improvements. The surety 


bond is also in place. Street names were discussed; as Glen Circle will most likely extend to the east in 


the future, the cul-de-sac should have a new street name compliant with St. Croix County naming 


ordinance   
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Doug Rowen noted that in the last paragraph of the stormwater maintenance agreement that discusses 


duty to provide maintenance, the phrase “lien against the property” is vague. Rob Jones will follow up 


with Ron Siler to modify the language for clarity.   


 


Alicia Schneider moved that the Plan Commission recommend to the Town Board approval of the 


Glen Oaks Preliminary Plat dated February 2, 2026, having reviewed and revised application 


materials and considered the criteria for subdivision approval and exceptions to design standards, 


subject to the following conditions: 


1. Final engineering plans, stormwater management documents, and erosion control 


measures shall receive written approval from the Town Engineer prior to commencement 


of construction. 


2. The Developer’s Agreement, financial surety, HOA bylaws, declarations, and 


stormwater maintenance agreement shall be approved by Town staff and Town Attorney 


and executed by all parties prior to final plat approval. 


3. The applicant shall provide copies of all required permits and approvals from St. Croix 


County, Wisconsin DNR, and all easement rights holders prior to construction.  


4. The Town Chairperson and Clerk/Treasurer are authorized to execute final approval 


documents following staff verification of compliance. 


David Wolf seconded. Roll call vote, all ayes. Motion carried.    


 


6. Consideration and possible action on recommending a Farm Plan (Conservation Easement) 


to the Town Board: 


  Applicant: Tim Morrow 


  Site Location: 50 Glendale Drive, River Falls, WI 


  PID: 040-1124-40-001 


Request: Rezoning Map amendment from Exclusive Agricultural (AG) to 


Agricultural Residentil (AG-RES) and encumbering the parent parcel with a 


conservation easement consistent with the requirements of the Farm Plan program 


to the Town Board. 


The applicant, Timothy Morrow, requests Plan Commission review of three coordinated actions: Farm 


Plan approval under Town Code Chapter 135; rezoning of the parcel from AG to AG-RES; and Certified 


Survey Map (CSM) approval of a minor subdivision. The subject property is approximately 75.4 acres, 


which is proposed to be encumbered by a Farm Plan conservation easement and then rezoned from AG 


to AG-RES. The southern 36.4-acre parcel on the west side of Glendale Drive, north of Swedish 


Mission Road, would then be subdivided by CSM to create one new lot of 8.9 acres containing the 


existing home and associated agricultural buildings. The applicant’s intent is to separate the farmstead 


from the surrounding agricultural acreage, with the remainder to continue to be used as agricultural land. 


There is a pending purchase agreemtn for the remnant agricultural property to continue to farm it and 


has no current plans to use the associated development rights.   


 


Doug Zahler of Auth Consulting spoke for the application. The original CSM shows Outlot 1 but after 


receiving feedback from St. Croix County, he has updated the CSM to show it as Lot 2. Both maps show 


the same date; he will update the new map with today’s date to eliminate any confusion. He will add the 


driveway location and setbacks as required to be shown since it is now a lot. He noted all the required 


documents have been prepared. He explained that the CSM does not show the 40-acre parcel to the north 


as the County does not require that to be mapped. All the Morrow property is being sold, including the 


land on the east side of Glendale Drive.    


 


Rob Jones reviewed the application and discussed the approval process. Due the nature of the request 


and approval process time constraints, Chair Rowen determined the required public hearing could be 
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held before the February Town Board meeting as allowed by Town Ordinance.  The Town Attorney will 


need to make some minor modifications to the Farm Plan due to the Outlot now being a Lot. He also 


noted this property falls outside the City of River Falls extraterritorial plat review authority.  


 


Warren Vollmar moved that the Plan Commission finds that the Farm Plan submitted by 


Timothy P. Morrow conforms to Chapter 135 and recommends approval to the Town Board with 


the following contingencies: 


1. The designation on the CSM be changed to Lot 2 from Outlot 1 and all related 


documents be re-dated.  


2. The Conservation Easement shall be executed by the Grantor and any mortgage holders 


prior to Town Board action. 


3. The Town Chairperson and Clerk/Treasurer are authorized to certify Town approval of 


the Conservation Easement and all related Farm Plan documents.  


Alicia Schneider seconded. Roll call vote, all ayes. Motion carried.     


 


7. Consideration and possible action on recommending a rezoning to the Town Board: 


  Applicant: Tim Morrow 


  Site Location: 50 Glendale Drive, River Falls, WI 


  PID: 040-1124-40-001 


Request: Rezoning Map amendment from Exclusive Agricultural (AG) to 


Agricultural Residential (AG-RES) and encumbering the parent parcel with a 


conservation easement consistent with the requirements of the Farm Plan program 


to the Town Board.  


 


Warren Vollmar moved that the Plan Commission finds that the subject land is better suited for 


residential use within the AG-RES district, that the request is consistent with the Town of Troy 


Comprehensive Plan, and that the rezoning will not impair adjacent agricultural uses. Therefore, 


the Plan Commission recommends that the Town Board approve the rezoning from AG to AG-


RES, subject to the following conditions: 


1. That  a public hearing on the rezone be held prior to the February Town Board meeting.  


2. The Town Board approves the associated Farm Plan. 


3. The Town Board conducts the required public hearing and finds no testimony or 


evidence that is inconsistent with the Plan Commission’s understanding of the project or its 


recommendation.  


Alicia Schneider seconded. Roll call vote, all ayes. Motion carried. 


 


8. Consideration and possible action on recommending approval of a Preliminary Survey Map 


to the Town Board: 


  Applicant: Tim Morrow 


  Site Location: 50 Glendale Drive, River Falls, WI 


  PID: 040-1124-40-001 


Request: Preliminary Survey Map approval to the Town Board  


 


Warren Vollmar moved that the Plan Commission finds that the Certified Survey Map dated 


January 27, 2026, meets the requirements of Chapter 135 and recommends approval to the Town 


Board with the following contingencies:  


1. Approval of the Farm Plan and rezoning.  


2. Recording of the Conservation Easement concurrently with the CSM. 


3. Authorization for the Town Chairperson to sign the CSM on behalf of the Town. 
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Alicia Schneider seconded. Discussion. Alicia Schneider made a friendly amendment to change the 


date on the map to the date the map is updated to in order to clarify which map is being 


approved; Warren Vollmar agreed. Roll call vote, all ayes. Motion carried. 


 


       6.    Correspondence 


Doug Rowen discussed Assembly Bill 885 that would impact extraterritorial plat review authority for 


cities and villages; he is holding a coffee discussion this Saturday for any interested or impacted 


residents. He encouraged everyone to contact their representatives with comments. The packet also 


included a Riverway violation letter from St. Croix County for informational purposes.  


 


 7.    Potential items for future meetings 


The Town currently has two applications for the March meeting. Hopefully, the Commission will also 


be able to review a rough draft of the Comprehensive Plan updates. The March meeting will also include 


discussion on creating an institutional zoning district.  


 


       8.   Adjourn 


Warren Vollmar moved to adjourn the meeting of the February 5, 2026, Plan Commission at 7:17 


p.m. David Wolf seconded. Motion carried. 
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75.08 Acres currently zoned Agricultural 
including existing Town Road right-of-way


Lots allowed:


40%: 40% of 75.08 = 30.03
(30.03 acres)/(12 acres per lot) = 2 Lots
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Open Space Required on the
five lots under 2.5 acres per lot
equals 1 acre per lot, so 5 acres


Open Space Shown (Future Town Road
and Open Area Easement) = 5.50 acres


Possible Exceptions to


Length to Width Ratio for Lots 16 and 17


Design Standards


may be greater than 3:1.








 
 
 
 
 
 
 
 


DATE:   February 25, 2026 


TO:   Town of Troy Plan Commission 


FROM:   Robert Jones 


REGARDING: Farm Plan / Rezone / CSM – Michele Riedel – PID 040-1000-50-000 & 040-1000-60-001 


 


1. BACKGROUND INFORMATION 


The applicant, Michele Riedel, requests Plan Commission review of three coordinated actions: 


1. Farm Plan approval under Town Code Chapter 135; 
2. Rezoning of the parcel from Exclusive Agricultural (AG) to Agricultural Residential (AG-RES); and 
3. Certified Survey Map (CSM) approval constituting a minor subdivision. 


 
The impacted property consists of approximately 75.1-acres which is proposed to be encumbered by a Farm 
Plan conservation easement and then rezoned from AG to AG-RES.  


The subdivision would then propose creating a 5.322-acre Lot 2 and a 69.760-acre Lot 3 both fronting Tower 
Road approximately one quarter mile west of Boundary Road. 


Materials submitted include: 


 A Rezoning and Whole Farm Plan Map (dated January 26, 2026) 
 Draft Conservation Easement (received February 25, 2026) 
 Certified Survey Map, (dated January 26, 2026) 


 


2. PROPOSAL SUMMARY 


The application proposes: 


 A 40/60 Farm Plan establishing allowable density and preservation areas. 
o encumbering approximately 75.1 acres overall  
o quantifying 17 total development rights  


 A rezoning from AG to AG-RES to allow the creation of a residential lot consistent with the Farm Plan; 
 A CSM creating: 


o Lot 2 (~5.3 acres) – containing the existing home and agricultural buildings; 
o Lot 3 (~69.8 acres) – to remain in agricultural (wooded) use, restricted from residential 


development. 
 


engineering | architecture | environmental | surveying 
landscape architecture | planning | economic development 


MEMO 
715-235-9081 
920-491-9081 
800-472-7372 


FAX 920-491-9020 
www.cedarcorp.com 


containing a new building site
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3. REVIEW COMMENTS 


1. Farm Plan  


Chapter 135 requires a Farm Plan to: 


 protect prime agricultural land through permanent conservation; 
 direct non-agricultural development to areas less suitable for farming; and 
 establish proportionality (40/60 or 50/50) for residential density and development rights. 


 


The draft Conservation Easement, prepared by the Town Attorney, will encumber the entire 75.1-acre 
property. The easement regulates permitted uses and quantifies available development rights as fifteen (15) 
residential lots and two (2) farmette lots. It allows for future Town approvals to create additional lots primarily 
from Lot 3. While the easement does not prohibit future reconfiguration of the parcels, any such changes 
would require cooperation from all affected property owners and Town approval. The easement also allows, 
subject to Town approval, for the receipt of up to seventeen (17) additional development rights. 


 


The draft Conservation Easement is intended to be recorded concurrently with the CSM and will permanently 
regulate subdivision potential, density, permitted uses, and allowable future transfers of development rights. 


 


2. Rezoning Evaluation (AG to AG-RES) 


A formal public hearing has been noticed and scheduled for March 5, 2026.  


Town Code §135-8.F provides that once a Farm Plan has been approved by the Town Board, the Town should 
generally support related rezoning and subdivision requests that are consistent with that plan. 


Landowners who submit a Farm Plan that fully conforms to this Article, who obtain approval of the 
Farm Plan by the Town Board and who request Town rezoning, nonagricultural development site plan 
or residential subdivision approvals based on the specific terms of an approved Farm Plan shall receive 
rezoning approval from the Town for the stated development purpose of the Farm Plan and Town 
approval of an application for any related subdivision of land or site plan prepared in conformity with 
the Farm Plan under all but the most unusual circumstances. 


Rezoning out of the Exclusive Agricultural District is allowed when a Farm Plan compliant with Chapter 135 is 
first approved (§170-X.3). Approval requires findings that: 


1. The land is better suited for a non-AG use; 
2. The change is consistent with the Comprehensive Plan; 
3. The change is consistent with the County Farmland Preservation Plan; 
4. Surrounding agricultural uses will not be impaired. 


 


3. Certified Survey Map (Minor Subdivision) 


The CSM depicts: 


 Lot 2 (5.322 acres total / 5.001 acres net); 
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 Lot 3 (69.760 acres total / 69.072 ac. net); 
o No Driveway location is shown. We recommend either: a note designating the parcel is not to 


be used for residential purposes; or a legal driveway location be designated 
 Required building setbacks (50-ft sides/rear and 150-ft front), matching AG-RES standards; 
 A note should be added referencing the encumbrance of the conservation easement.  


o EXAMPLE CONSERVATION EASEMENT NOTE: This Certified Survey Map and the lots shown 
hereon are subject to a Farm Plan Conservation Easement in favor of the Town of Troy, 
approved in conjunction with this CSM and to be recorded concurrently with the recording of 
this CSM. Said Conservation Easement runs with the land, restricts subdivision and 
development, and shall govern future land division and use of the subject property. 


 


4. POSSIBLE MOTIONS 


Farm Plan Recommendation 


The Plan Commission finds that the Farm Plan submitted by Michele Riedel conforms to Chapter 135 and 
recommends approval to the Town Board with the following contingencies: 


1. The Certificate of Trust shall be executed to authorize the applicant to act under the Trust Agreement 


2. The Conservation Easement shall be executed by the Grantor and any mortgage holders prior to Town 
Board action. 


3. The Town Chairperson and Clerk/Treasurer are authorized to certify Town approval of the 
Conservation Easement and all related Farm Plan documents. 


Rezoning Recommendation 


The Plan Commission, upon hearing from the public, finds that the subject land is better suited for residential 
use within the AG-RES District, that the request is consistent with the Town of Troy Comprehensive Plan, and 
that the rezoning will not impair adjacent agricultural uses. Therefore, the Plan Commission recommends that 
the Town Board approve the rezoning from AG to AG-RES, subject to the Town Board approving the project 
Farm Plan. 


 


CSM Recommendation 


The Plan Commission finds that the Certified Survey Map dated January 26, 2026, meets the requirements of 
Chapter 135 and recommends approval to the Town Board with the following contingencies: 


1. The CSM is revised to include the driveway location, or development prohibition, for Lot 3 


2. The CSM is revised to include a note referencing the encumbrance of the Conservation Easement 


3. Approval of the Farm Plan and rezoning as described above; 


4. Recording of the Conservation Easement concurrently with the CSM; 


5. Authorization for the Town Chairperson to sign the CSM on behalf of the Town. 
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Possible Motion to Table 


The Plan Commission moves to table action on the requested Farm Plan / Rezoning / Certified Survey Map to a 
future meeting in order to allow for additional review, clarification, and/or receipt of supplemental 
information. 


 


5. ATTACHMENTS 


1. January 26, 2026 CSM 
2. Aerial photo site map with topographic contours  
3. Current Zoning / Conservation Easement map 
4. Comprehensive Plan Future Land Use map 
5. Farm Plan 
6. Draft Conservation Easement 
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6. SITE MAP EXHIBITS #1-4 
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7. SUBMITTED FARM PLAN EXHIBIT #5 
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8. DRAFT CONSERVATION EASEMENT EXHIBIT #6 
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CONSERVATION EASEMENT 
 


Peggy A. Riedel and Michele K. Thompson Riedel, Co-Trustees of the Wallace R. Riedel and 


Lillian M. Riedel Irrevocable Trust (hereinafter referred to as “Grantor”) for itself and its 


successors and assigns, hereby grants and conveys to the Town of Troy, St. Croix County, 


Wisconsin, its successors and assigns, (hereinafter referred to as “Grantee”), a perpetual 


restriction, to be known as a conservation easement, on the uses and subdivision that can 


henceforth take place on 75.082 acres of the Grantor’s real property, referred to as “the subject 


property” and more fully described as follows: 


 


The West Half of the Northeast Quarter (W ½ of NE ¼) of Section 1, Township 28 


North, Range 19 West, Town of Troy, St. Croix County, Wisconsin, EXCEPT Lot 1 of 


Certified Survey Map filed March 1, 2022, in Vol. 31 of C.S.M., pg. 7083, as Doc. No. 


1149267 located in part of the Southwest Quarter of the Northeast Quarter (SW ¼ of NE 


¼) of Section 1, Township 28 North, Range 19 West, Town of Troy, St. Croix County, 


Wisconsin.     


 


This parcel contains 75.082 acres, more or less, being 3,270,607 square feet more or less, 


including road right-of-way.  Subject to all other easements, restrictions, covenants and 


conditions of record. 


 


 The use and subdivision restrictions created and contained herein shall be known 


henceforth as a Conservation Easement, the terms of which are and shall be appurtenant to and 


run with the subject property, in perpetuity. 


 


 Grantor intends that this easement will perpetually protect and preserve the subject 


property from development for all uses other than those being preserved and authorized herein, 


that it will encourage sound natural, conservation and open space land management practices, 


preserve natural resources and open space and that it will ensure the availability of the natural 


features, wildlife and plant life values of the subject property for future generations by clearly 


and irrevocably removing all potential uses of the subject property not being preserved herein 


and by removing the ability to subdivide and create lots on the subject property except to the 


extent subdivision rights are specifically preserved in this document. 


 


 NOW, THEREFORE, in consideration of the foregoing and of the mutual covenants, 


terms, conditions and restrictions contained herein, the parties agree as follows: 


 


1. Grant of Conservation Easement. 


Grantor hereby grants and conveys to Grantee a perpetual conservation easement 


encumbering and affecting the property described herein, and being a vested and 


enforceable interest in real property as authorized by Wis. Stats. §700.40.  So long 


as Grantor holds any interest in the subject property, Grantor shall neither perform 


nor allow others to perform any act on or affecting the subject property that is 


inconsistent with the covenants, restrictions, easement rights and responsibilities 


set forth in this conservation easement.  Grantor authorizes Grantee to take all 
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actions necessary to enforce these covenants in the manner described herein and 


as otherwise permitted by law. 


 


2. Statement of Purpose. 


It is the primary purpose of this conservation easement to permanently protect the 


subject property from subdivision in any manner except as authorized herein, and 


from development for residential, industrial or commercial uses in any manner not 


authorized herein, and to establish the extent to which the subject property can 


accommodate an incoming transfer of additional development rights.  No 


subdivision activity or uses on or of the subject property shall be permitted that 


could significantly impair the actual or potential uses of the subject property for 


natural, scenic, conservation, wildlife or plant habitat purposes, for authorized 


residential purposes to the density authorized herein or for open and undeveloped 


space uses and enjoyment.  To the extent that protection of the historic, 


educational, recreational, cultural or archeological values of the subject property 


is consistent with this easement’s primary purposes, it is the secondary purpose of 


the easement to protect those values.  No land use, subdividing or any other kind 


of activity which could significantly impair the current or future use of the subject 


property for the purposes specified and protected herein shall be permitted except 


as expressly authorized and reserved to Grantor in this easement. 


 


3. Rights to Grantee. 


To accomplish the purposes of this easement, the following rights are hereby 


conveyed to the Grantee by Grantor: 


 


A. To act to preserve and protect the natural, scenic, conservation, habitat and 


open space values of the subject property; 


 


B. To enter upon the subject property at all reasonably times to monitor and 


enforce Grantor’s compliance with its terms; and 


 


C. To act to prevent any activity on or use of the subject property that is or 


could be inconsistent with the stated purposes and authorized uses set 


forth in this easement, and to require the restoration of areas of the subject 


property damaged by inconsistent activity or use by the Grantor, its 


successors or assigns. 


 


4. Rights and Responsibilities Retained by Grantor. 


In all respects not limited herein Grantor retains the customary rights of 


ownership of real property as to the subject property, including the right to sell, 


lease, encumber and convey it.  Nothing in this easement relieves Grantor of the 


additional obligation to comply with any other restrictions on the use or 


subdividability of the subject property that may be otherwise imposed by law.  


Grantor retains the right to use the subject property for residential purposes to the 


densities established herein and for natural, scenic, wildlife habitat, plant habitat 


and conservation purposes, and as open, undeveloped area as intended herein and, 
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by so doing, to also protect the historic, recreational, cultural or archeological 


values of the subject property where possible.  Grantor retains the right of privacy 


and to exclude unauthorized members of the public from trespassing on the 


subject property.  Upon transfer of any of Grantor’s interest in the subject 


property, the rights and obligations as established and otherwise set forth and 


acknowledged herein shall inure to and become binding upon Grantors’ assigns 


and/or successor in interest. 


 


5. Permitted Uses. 


For the duration of this easement, i.e., in perpetuity, the subject property may be 


used for agricultural uses, defined for the purpose of this easement as general 


farming operations including beekeeping, egg production, floriculture, fish or fur 


farms, dairy farming, licensed game management farms, forest management, 


livestock production and breeding, poultry raising, sod farming, roadside stand 


selling farm produce raised on or including the subject premises by member of the 


farm family owning part or all of the subject property or employees of such farm 


family, nurseries, greenhouses, vegetable raising, raising of grains, grasses, mint, 


seed and ginseng crops, raising of fruit, nut and berries and other similar uses, 


including placing the land in federal programs for payment in kind or enrolling 


land in the conservation reserve programs available under 16 U.S.C. 3831 to 3836 


or a similar, successor federal farm program and for rural enterprise activities, 


including but not limited to lawful home occupations such as maintaining a 


professional home office, operating bed and breakfasts, farm machinery and 


repair services, day care and other private child care or educational programs, 


agricultural tourism and similar endeavors, where in all cases only a very small 


number of members of the public will congregate on the premises at any given 


time.  Specifically excluded from definition of “agricultural uses” are the use or 


operation of the subject property as a campground, sawmill, auto or truck repair 


shop.  The use of the subject property for the disposal or reduction of garbage, 


rubbish or offal is also prohibited, as is the surface disposal, dumping or 


spreading of sewage or sewage sludge on the subject property.   


 


The subject property may also be used for natural, scenic, wildlife habitat, plant 


habitat, and conservation purposes, management and preservation and for the 


creation of residential lots on which dwelling units, as defined herein in Section 


6.A., may be built to the densities authorized and under the conditions described 


herein.  Driveways, public road rights of way, fences, residential and agricultural 


accessory buildings (not dwelling units) and other related structures directly 


associated with permitted on-site uses are also allowed.  Utility installations are 


also permitted for private and public distribution purposes, provided that all new 


utility installations shall be enclosed and/or located underground.  All such 


permitted uses shall remain subject to applicable state and local regulations in 


effect at the time the development occurs.  The development and subdivision of 


the subject property for commercial, residential or industrial activities is 


specifically prohibited except as such development options are preserved and 


authorized herein.   
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6. Current level of Use and Future Development Activities Allowed. 


The subject property being encumbered by this Conservation Easement is 75.082 


acres in size, more or less, consists of woods, farmland and grasses and is 


currently zoned Exclusive Agricultural.  No improvements are located on the 


subject property except for fences and field roads.  This description of uses and 


buildings on the subject property is set forth herein to provide a baseline of the 


nature of uses, lots and structures on the subject property at the time of the 


creation of this easement. 


 


A. Purpose.   This Conservation Easement is being put into place because 


Grantor desires to rezone the subject property in order to subdivide and 


develop it for limited residential purposes, to protect the best farmable 


parts of it in a manner compatible with applicable regulations and to 


establish the extent to which Development Rights can transfer into the 


subject property pursuant to and to establish the extent to which 


Development Rights can transfer into or out of the subject property 


pursuant to Grantee Town of Troy’s Subdivision Ordinance (“SDO”) as in 


effect on the date of execution of this easement.  A “Development Right” 


is defined for all purposes associated with this easement as the ability to 


subdivide real property and create one lot for residential use in a manner 


that results in a density ratio of one “dwelling unit”, (defined for all 


purposes herein as one self-contained living unit, consisting of sleeping 


quarters, bathroom(s) and kitchen) per no less than three acres of land on 


60% of the area of the subject property as discussed in Section 6.C. and, 


on the remaining 40% of the area of the subject property and as discussed 


in Section 6.B., to subdivide real property and create lots in a manner that 


results in a density ratio of one dwelling unit per no less that twelve acres 


of land; provided that the said dwelling unit densities can be increased 


with incoming transfers of development rights, as contemplated in 


Sections 6.B. and 6.C. herein and as authorized by the SDO.  In 


conformity with the SDO, and to facilitate the rezoning process, Grantor 


has made a 40/60 Farm Plan Program Choice concerning the subject 


property.  Grantor and Grantee agree that the specific location of the 60% 


area of the subject property that can presumptively develop at three-acre 


densities and the 40% area of the subject property that can presumptively 


develop at twelve-acre densities need not be specifically identified now, 


because this conservation easement shall encumber the entire subject 


property.  The specific location of the 60% and 40% portions of the 


subject property that can develop at three-acre and at twelve-acre densities 


respectively shall be identified at the time and in the manner set forth in 


Section 6.D. herein.   


 


 With reference to issues specifically related to subdivision, this 


conservation easement serves to establish: (1) the dwelling unit density to 


which 60% of the subject property can be subdivided, (2) the more limited 
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dwelling unit density to which the other 40% of the subject property can 


be subdivided, (3) the maximum number of development rights that can be 


transferred into each of the 60% and 40% areas of the subject property and 


(4) the maximum allowable dwelling unit densities and minimum lot sizes 


available in each of the 60% and 40% areas of the subject property 


pursuant to any incoming transfer of development rights.  Grantor’s ability 


to subdivide and create lots on the subject property also depends on 


whether the land is properly zoned to create lots of the sizes and for the 


purposes authorized herein.  Grantor’s ability to create lots on the subject 


property remains subject to the requirements of Grantee’s SDO and 


applicable St. Croix County and state laws on subdividing all or any 


portion of the subject property as in effect at the time the said lots are 


created, in addition to this easement. 


 


B. 40% Area; Fewer Development Rights Available.  On 40% or 30.033 


acres of the subject property (the specific location of which shall be 


identified at the time and in the manner set forth in Section 6.D.), Grantor 


has the ability to create two (2) lots, with said lots to have a minimum size 


of six acres.  Up to two (2) additional lots may be created in this 40% area 


pursuant to an incoming transfer of development rights.  Any such 


incoming transfer of development rights shall only occur pursuant to a 


permit that is approved, issued and recorded by the Town Board of the 


Town of Troy or by the successor municipality in which the subject 


property is located at the time any development rights are transferred.  If 


an incoming transfer into this 40% area of any development rights is duly 


authorized, the minimum lot size requirement for lots created in the 40% 


area is reduced to one (1) acre for lots served by private wells and septic 


systems and to a minimum lot size of .25 acres for lots served by a 


municipal system or equivalent private water and wastewater treatment 


facilities.  The Town Engineer shall determine municipal equivalence for 


this purpose.  All lots, outlots or parcels created from the 40% area, once 


designated as such, shall be encumbered with a perpetual restriction 


against further subdivision.  All other rights to subdivide the 40% area of 


the subject property are extinguished, in perpetuity. 


 


C. 60% Area; More Development Rights Available.  On 60% or 45.049 acres 


of the subject property, (the specific location of which shall be identified 


at the time and in the manner set forth in Section 6.D.), Grantor has the 


ability to create no more than fifteen (15) lots, with each such lot to have a 


minimum size of one (1) acre.  Up to fifteen (15) additional lots may be 


created in the 60% area pursuant to an incoming transfer of development 


rights.  Any such incoming transfer of development rights shall be 


pursuant to a permit that is approved, issued and recorded by the Town 


Board of the Town of Troy or by the successor municipality in which the 


subject property is located at the time any development rights are 


transferred.  If an incoming transfer into the 60% area of any development 
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rights is duly authorized, the minimum lot size requirement for lots created 


in the 60% area is reduced to one (1) acre for lots served by private wells 


and septic systems and to a minimum lot size of .25 acres for lots served 


by a municipal system or equivalent private water and wastewater 


treatment facilities.  The Town Engineer shall determine municipal 


equivalence for this purpose.   


 


D. Addendum Required; When Executed.   Grantor may defer identifying the 


specific location of the 40% area and the 60% area of the subject property 


to a time after the execution and delivery of this easement as set forth 


herein.  At such time as (1) Grantor sells or conveys any portion of the 


subject property or (2) Grantor seeks to exercise any of the use or land 


subdivision rights being preserved herein on the subject property, as by 


making application to local or county municipal authorities for any type of 


land subdivision approval, an addendum to this conservation easement that 


specifically identifies the location of the 40% area with fewer 


development rights available as described in Section 6.B. of this easement, 


shall be executed by Grantor, reviewed and approved by Grantee and 


recorded to establish the specific location of the said 40% area of the 


subject property, in perpetuity, and the remainder of the subject property 


shall be released from the scope of this easement in that same addendum. 


 


E. Uses.  On any lot(s) created by subdivision now or in the future on the 


subject property, one single family residence may be constructed (or 


replaced, as to the one existing residence), along with related outbuildings 


to be used in direct and exclusive furtherance of the previously stated 


purposes and values of this easement.  Minimal and necessary public or 


private roads and public or private, enclosed or underground utility 


installations are also allowed on the subject property.  These uses are 


supplemental to the permitted uses set forth in Section 5 of this easement. 
 


F. Acreage.  Grantor and Grantee agree that regardless of the accuracy of the 


total acres or proportionate calculations set forth herein, this conservation 


easement shall encumber all of the subject property and shall operate to 


extinguish the property’s use and subdivision rights except to the extent 


preserved herein. 


 


G. Outgoing Transfer of Development Rights.   Grantor understands that any 


or all of the development rights originating anywhere on the subject 


property as authorized by the Town’s SDO and created herein can be 


transferred off the subject property with or without rezoning it, so long as 


the necessary TDR permit has been applied for and granted by the Town 


of Troy.  For each such development right that is transferred off the 


subject property, the number of site-specific original development rights 


remaining shall be reduced by one.  Development rights transferred off the 


subject property may be replaced at a later date pursuant to a duly 
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authorized incoming transfer of development rights, up to the limits and 


densities being established and preserved herein. 


 


7. Ongoing Responsibilities of Grantor. 


This Easement is not intended to affect Grantor’s obligations to third parties as 


owner or mortgagor of the subject property, including (but not limited to) the 


following: 


 


A. Liens.   Grantor shall be solely responsible for payment of all taxes and 


other assessments of any kind that may be levied against the subject property at 


any time.  Grantor shall be solely responsible for payment and satisfaction of all 


secured debt, liens of any kind and judgments against the subject property.  This 


easement does not prohibit Grantor from securing debt with the subject property. 


 


B. Upkeep and Maintenance.   Grantor shall be solely responsible for the 


upkeep and maintenance of the subject property. 


 


C. Liability and Indemnification.   Grantor shall indemnify Grantee against 


and hold it harmless from any and all loss, claim, liability or expense arising from 


or with respect to the subject property. 


 


8. Procedures to Subdivide Land and Construct Allowed Improvements.    


Grantor shall undertake the subdivision of the subject property and the 


construction on or improvement of the subject property only for the uses, to the 


lot sizes, to the densities and under the circumstances set forth herein.  Grantor 


shall advise Grantee prior to commencing any subdivision and/or improvement 


activities on the property so as to enable Grantee to monitor and enforce Grantor’s 


compliance with this easement and to keep its records current.  All of the 40% 


area of the subject property referred to in Section 6.B. shall be encumbered in the 


addendum to this easement in a manner prohibiting any further subdivision or 


uses inconsistent with the subdivision and uses authorized herein, in perpetuity, 


and at or prior to the time of subdivision, as set forth in Section 6.D. herein. 


 


9. Extinguishment of Development Rights. 


Except as specifically reserved by Grantor in this conservation easement, all use, 


development and subdivision rights of every kind concerning, connected to or 


associated with the subject property are hereby released, terminated and 


extinguished.  Any subdivision or use of the subject property inconsistent with the 


stated purposes, requirements and limitations of this easement shall be void and is 


prohibited.  Without limiting the generality of the foregoing extinguishment of 


development rights, the following activities and uses are expressly prohibited: 


 


A. The subdivision of the subject property into smaller parcels, whether 


through legal or de facto subdivision, in any manner, to any dimension or density 


not expressly authorized herein and/or for any purpose not expressly authorized 


herein. 
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B. The placement or construction of any buildings, structures or other 


improvements of any kind, public or private, not expressly authorized herein. 


 


C. Rights of exploration for, or development and extraction of any non-


 metals, minerals and hydrocarbons from the property by any method, 


 except that duly permitted nonmetallic mining is allowed where all 


 material and by-product will be used on the subject property, and that 


 subsurface mineral and hydrocarbon exploration, development and 


 extraction activities may be allowed where: 


  


 1. being fully disclosed to and approved in advance by Grantee; and 


 


 2. the Grantee determines as part of its approval process that the  


  proposed uses are not inconsistent with or detrimental to the stated  


  purposes of this easement; and 


 


 3. the Grantee determines as part of its approval process that the  


  impact on the subject property will be limited and localized in  


  nature; and 


 


 4. any impact or effect on the agricultural, conservation, natural,  


  scenic, open space, historic, recreational, habitat, cultural or  


  archeological values of the property will be mitigated, remedied,  


  restored and repaired at Grantor’s expense and in a swift manner,  


  satisfactory in all respects to Grantee. 


 


10. Transfer of Easement. 


Grantee has the right to transfer this easement to any successor municipality that 


may assume governmental jurisdiction over the subject property in the future, as 


by annexation or other relocation of municipal boundaries, provided that the 


transferee shall expressly agree to assume and enforce all rights and 


responsibilities imposed upon Grantee by this easement.  Grantor shall receive 


notice of any such transfer. 


 


11. Transfer of Property. 


Grantor shall incorporate by reference the terms of this conservation easement 


and any addendum(s) to this conservation easement and required hereunder into 


every future deed or other legal instrument by which Grantor transfers or divests 


itself of any legal interest whatsoever in any portion of the subject property.  


Failure of Grantor to do so shall neither impair the validity of this easement nor 


limit or affect its enforceability in any way. 


 


12. Perpetual Duration of Easement.    


This is a perpetual easement.  The dominant tenement and/or conservation 


easement rights created herein shall be held by the Grantee and any successor 
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municipality to which the said easement rights are transferred, in perpetuity and in 


trust for the benefit of residents of the Town of Troy and of the general public.  


Such rights shall be subject to modification or termination only after the 


conclusion of judicial action, as authorized by Wis. Stats. § 700.40(3)(b).  


Pursuant to such judicial proceedings, this conservation easement may be ordered 


by the court to be modified or terminated only after the court’s conclusion, based 


on clear and convincing evidence, that the limitations on the divisibility and the 


uses of the subject property being protected by this conservation easement in the 


manner and for the purposes set forth herein have become permanently 


impossible or impractical, from the standpoint of benefit to the residents of the 


Town and/or the general public, and not from the standpoint of benefit to any 


individual or private group. 


 


Upon the final disposition of such a court order, the affected conservation 


easement rights shall be conveyed by Grantee back to the owner(s) of the subject 


property or the affected portion thereof upon payment to Grantee of a court 


approved price, to be established at a minimum as the full amount of Grantee’s 


actual fees, costs and expenses incurred in litigating issues related to the 


modification or termination of this easement.  If this easement is taken, in whole 


or in part, by exercise of the power of eminent domain, Grantee shall be entitled 


to full compensation in accordance with then applicable law. 


 


Landowners whose property adjoins that part of the subject property that is the 


subject of future litigation of the type discussed in this section shall be considered 


to be real parties in interest for the purposes of any such suit, and may be joined in 


any such suit on the basis of their interest in and economic and lifestyle reliance 


on the subject property being protected, in perpetuity, by this conservation 


easement. 


 


13. Interpretation. 


This easement shall be interpreted and construed in accordance with the laws of 


the State of Wisconsin and applicable federal laws and regulations affecting 


conservation easements, resolving any ambiguity or question of validity of a 


specific provision so as to give maximum effect to the stated purposes of this 


easement and to preserve its existence, in perpetuity. 


 


14. Successors. 


Every portion of this easement, as it applies to the Grantor or Grantee, 


respectively, and to their rights or their duties, shall also apply to the agents, heirs, 


assigns, and successors in interest of the Grantor and Grantee named herein. 


 


15. Severability. 


A finding of invalidity of any of the covenants, terms or conditions of this 


easement, or any part thereof, by any court order or judgment shall in no way 


affect the validity of any other provision hereof, which shall remain in full force 


and effect. 
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16. Grantor’s Title Warranties. 


Grantor warrants that it has full, good and sufficient title to the subject property 


and that is has full and exclusive right to grant and convey this easement.  Grantor 


warrants that Grantee, its successors and assigns shall have the use of and enjoy 


all of the benefits derived from and arising out of this easement, and Grantor 


further hereby promises to defend the same against all claims that may be made 


against it.  Grantor warrants that all holders of any beneficial, ownership or 


secured interest in the subject property have signed this easement or the 


addendum hereto.  Grantor warrants and represents that it shall cause any entity or 


person hereunder acquiring ownership, beneficial or secured interest in the subject 


property prior to the time the easement is recorded to execute this easement or a 


separate document indicating their agreement to be bound by the essential terms 


of this easement. 


 


17. Grantor’s Environmental Warranty. 


Grantor warrants that it has no actual knowledge of release or threatened release 


of hazardous substances or wastes on the subject property, as such substances and 


wastes are defined by applicable law, and hereby promises to indemnify Grantee 


against and hold Grantee harmless from, any and all clean-up costs, lawsuit, cost, 


claim, liability or expense (including Grantee’s reasonable attorney’s fees) arising 


from or with respect to any release of hazardous waste or violation of 


environmental laws. 


 


18. Enforcement. 


Grantee shall have the right to enter upon the subject property at any reasonable 


time for the purpose of inspecting for compliance with the terms of this easement.  


If Grantee determines that a violation of the easement has occurred, Grantee shall 


so notify Grantor, giving Grantor thirty (30) days to cure the violation. 


 


Notwithstanding the procedure set forth above, if Grantee in Grantee’s sole 


discretion determines that an ongoing or threatened violation could irreversibly 


diminish or impair the values of the subject property protected by this easement, 


Grantee may bring an action to enjoin the violation, ex parte if necessary, through 


a temporary or permanent injunction. 


 


In addition to injunctive relief, Grantee shall be entitled to seek the following 


remedies in the event of a violation: 


 


A. Money damages, including damages for any loss of or damage to the 


values protected by this easement;  


 


B. Attorneys and professional fees and all costs related to the action taken; 


and 
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C. The cost of restoration of the property to its condition existing prior to 


such violation. 


 


Such remedies are cumulative, and shall be in addition to all remedies now or 


hereafter existing at law or in equity.  In any case where a court finds that a 


violation has occurred, Grantor shall reimburse Grantee for all of its expenses 


incurred in stopping and correcting the violation including, but not limited to, 


reasonable legal and expert fees.  The failure of Grantee to discover a violation or 


to take immediate legal action shall not bar Grantee from doing so at a later time. 


 


19. Notices.   Any notices required in this easement shall be given in writing and sent 


by registered or certified mail to the following addresses, or to such addresses as 


may hereafter be requested as the subject property changes ownership: 


 


Grantor: Wallace R. Riedel and Lillian M. Riedel Irrevocable Trust 


  c/o Michele K. Thompson Riedel, Trustee 


  1547 47th Street 


  Somerset, WI 54025 


 


Grantee: Town of Troy 


  Troy Town Hall 


  654 Glover Road 


  Hudson, WI 54016 


 


Grantor and Grantee shall promptly notify each other of all future changes of 


ownership of the subject property or if Grantee’s easement rights are ever 


assigned. 


 


20. Tax Impact. 


Although this easement is a conservation easement, and although beneficial tax 


treatment may be available for certain types of conservation easements under 


federal law, Grantor acknowledges and agrees that no representations have been 


made by Grantee that any federal tax benefits are available to Grantor as a result 


of conveying this easement to the Grantee.  Grantor is not relying on the 


expectation of any preferential or beneficial state or federal tax treatment due to 


the granting of this easement, and no such representations have been made by 


Grantee. 


 


21. Acceptance. 


As evidenced by the signature of its elected Chair and the attestation thereto of the 


Town Clerk, Grantee Town of Troy hereby accepts the rights and responsibilities 


conveyed by this easement. 


 


 


TO HAVE AND TO HOLD, this Conservation Easement unto the Grantee, its successors and 


assignees, forever and ever, to the end of days. 
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IN WITNESS WHEREOF, Grantor and Grantee intending to be legally and perpetually bound 


hereby, have hereunto set their hands on the dates written below. 


 


GRANTOR:  


 


Wallace R. Riedel and Lillian M. Riedel Irrevocable Trust 


 


 


         


Peggy A. Riedel, Trustee 


 


 


         


Michele K. Thompson Riedel, Trustee 


 


 


ACKNOWLEDGEMENT 


 
STATE OF WISCONSIN  ) 


     ) ss. 


COUNTY OF    ) 


 


 Personally came before me this    day of       , 2026, the above-named Peggy 


A. Riedel, to me known to be the person who executed the foregoing instrument and acknowledge the same. 


 


              


           , Notary Public  


       State of Wisconsin 


       My commission expires:     


 


 


ACKNOWLEDGEMENT 


 
STATE OF WISCONSIN  ) 


     ) ss. 


COUNTY OF    ) 


 


 Personally came before me this    day of       , 2026, the above-named 


Michele K. Thompson Riedel, to me known to be the person who executed the foregoing instrument and 


acknowledge the same. 


 


              


           , Notary Public  


       State of Wisconsin 


       My commission expires:     
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ACCEPTED BY THE TOWN OF TROY 


 


GRANTEE: 


 


 


        Date:      


Doug Rowen, Town Chair 


 


ACKNOWLEDGEMENT 


 
STATE OF WISCONSIN   ) 


     ) ss. 


COUNTY OF ST. CROIX  ) 


 


 Personally came before me this     day of       , 2026, the above-named Doug 


Rowen, to me known to be the person who executed the foregoing instrument and acknowledge the same. 


        


 


              


           , Notary Public  


       State of Wisconsin 


       My commission expires:     


 


Attest: 


 


 


        Date:      


April Fredrick, Clerk/Treasurer 


 


ACKNOWLEDGEMENT 


 
STATE OF WISCONSIN   ) 


     ) ss. 


COUNTY OF ST. CROIX  ) 


 


 Personally came before me this     day of       , 2026, the above-named April 


Fredrick, to me known to be the person who executed the foregoing instrument and acknowledge the same. 


 


 


              


           , Notary Public  


       State of Wisconsin 


       My commission expires:     


 
This Instrument Drafted By: 


Ronald L. Siler 


Williamson & Siler, S.C. 


201 South Knowles Avenue 


New Richmond, WI 54017 
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CERTIFICATE OF TRUST 


     


 The undersigned hereby certifies the following: 


 


1. This Certificate of Trust relates to the Wallace R. Riedel and Lillian M. Riedel 


Irrevocable Trust (hereinafter referred to as the “Trust Agreement”) executed by Peggy 


A. Riedel and Michele K. Thompson Riedel. 


 


2. The date of execution of the Trust Agreement was October 20, 2004. 


 


3. The Trust Agreement is an irrevocable trust. 


 


4. The names of the Settlors are Peggy A. Riedel and Michele K. Thompson Riedel. 


 


5. The names of the Co-Trustees empowered to act under the Trust Agreement at the 


present time are Peggy A. Riedel and Michele K. Thomspon Riedel. 


 


6. The Co-Trustees are authorized by the Trust Agreement to sell, mortgage, convey or 


otherwise transfer and encumber the trust assets. 


 


7. The Trust Agreement has not been terminated or revoked. 


 


8. The undersigned hereby represents that the statements contained in this Certificate of 


Trust are true and correct, and that there are no other provisions in the Trust Agreement 


or amendments to it that limit the powers of the trustee to sell, mortgage, convey or 


otherwise transfer and encumber the trust assets.   


   


 Dated this        day of __________________, 2026. 


 


 


              


       Peggy A. Riedel 


 


 


              


       Michele K. Thompson Riedel  
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ACKNOWLEDGEMENT 


 


STATE OF WISCONSIN )     


) ss.      


ST. CROIX COUNTY ) 


  


 Personally came before me this            day of     , 2026, the 


above-named Peggy A. Riedel to me known to be the person who executed the foregoing 


instrument and acknowledged the same. 


 


              


                   , Notary Public 


      St. Croix County, Wisconsin 


      My Commission Expires:    


 


 


ACKNOWLEDGEMENT 


 


STATE OF WISCONSIN )     


) ss.      


ST. CROIX COUNTY ) 


  


 Personally came before me this            day of     , 2026, the 


above-named Michele K. Thompson Riedel to me known to be the person who executed the 


foregoing instrument and acknowledged the same. 


 


              


                   , Notary Public 


      St. Croix County, Wisconsin 


      My Commission Expires:    


 


This Document Drafted By: 


Ronald L. Siler 


Williamson & Siler, S.C. 


201 South Knowles Avenue 


New Richmond, WI 54017 
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