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, June 4th, 2026, at the Troy
Town Hall at 6pm.

Site Visit at 4:30 PM: 174 Carlson Lane River Falls and 570 Coulee Hudson, WI.

AGENDA:
1. Call meeting to order
2. Roll Call
3. Public Input to the Plan Commission
4. Approve Minutes of April 30th, Plan Commission meeting
5. Public Hearing to Consider a Conditional Use Permit:
Applicant: Butterfly Path L1.C
Site Location: 570 Coulee, Hudson WI.
PID: 040-1038-06-250
Request: To consider operating a senior center
6. Discuss and consider a conditional use permit application to operate a senior center at 570
Coulee Hudson WL
Applicant: Butterfly Path L1.C
Site Location: 570 Coulee, Hudson WI.
PID: 040-1038-06-250
Request: To consider operating a senior center
7. Consideration for Rezoning and Whole Farm Plan for Bennett Property
Applicant: Nora and John Bennett
Site Location: 174 Carlson Lane River Falls, WI.
PID: 040-1111-50-201
Request: To split the current lot into 2 lots
8. Discussion and Consideration and scope of Comprehensive Plan amendments
9. Update and Discussion on City of Hudson Cooperative Boundary Plan

10. Correspondence

11. Potential items for future meetings



12. 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



May 28, 2026

Troy Town Hall
654 N Glover Road
Hudson WI, 54016

Dear Town of Troy Planning Commission,

| am a resident of Troy Township, and | am writing in support of The Butterfly Path permit
application for a senior wellness facility at the former Cracked Barrel Winery location.

Reimagining this space as a senior wellness center is a thoughtful and meaningful way to
repurpose the property while meeting an important need in our community. The 17.5-acre site
would provide ample room for both indoor and outdoor activities, including gardening,
workshops, wellness programming, and gathering spaces for speakers, fellowship, and
connection. It has the potential to become a welcoming place where older adults can stay
active, engaged, and supported.

I also personally know Clarissa Mireau. Her daughters attend Saint Patrick’s Catholic School,
where | have the privilege of being one of their teachers. Through our school community, | have
seen firsthand Clarissa’s dedication and leadership. She volunteers in many ways, including
coaching volleyball, and consistently demonstrates thoughtfulness, accountability, and sound
judgment. | have every confidence in her ability to lead this facility with care and integrity.

| also believe a center like this would be a valuable addition to Troy Township and would greatly
enrich our community. As English poet Robert Browning once wrote, “Grow old along with me!
The best is yet to be.” | believe 570 Coulee could become a place where people can grow older
together surrounded by support, friendship, and a strong sense of community.

Thank you for your consideration.
Sincerely,

Katie Stringer

444 Artisan Meadow Drive
Hudson, Wisconsin 54016
612-963-3323
kstringer@stpatrickeducenter.org



To the Town of Troy Board and Community Members,

My name is Lucy Sullivan, and I am writing in support of the Butterfly Path Team’s
proposition for the conditional use permit for the Cracked Barrel Winery at 570 Coulee Trail to
convert into a senior wellness hub. I write this letter from two perspectives: as a lifelong resident
of Hudson and as a Doctor of Physical Therapy who has dedicated my career to helping people
maintain their strength, mobility, independence, and quality of life. As our community continues
to grow, so does the need for purposeful spaces that serve our older adult population. Hudson is a
wonderful place to live, but there are limited opportunities specifically designed to help seniors
stay active, socially connected, and engaged. The proposed senior center would fill an important
gap by providing a central location where older adults can gather, learn, exercise, volunteer, and
build meaningful relationships.

From a healthcare perspective, the benefits of such a center are significant. Research
consistently shows that social engagement, regular physical activity, and community
involvement are among the most effective ways to reduce fall risk, maintain independence,
improve mental health, and promote longevity. Isolation and inactivity often lead to declines in
strength, balance, confidence, and overall health. By creating a space where seniors can
participate in exercise programs, educational events, recreational activities, and social gatherings,
we are investing in the long-term health of our community. One of the most common concerns |
hear from my elderly patients is loneliness. Nearly every week, I have patients tell me they are
looking for things to do, places to go, or people to spend time with. Many have lost spouses, live
alone, or find it difficult to maintain social connections as they age. They often ask me what
resources are available locally, and too often I struggle to provide meaningful options. As a
healthcare provider, it is frustrating to recognize this need and have few places to direct them.

A dedicated senior center would change that. It would provide a centralized resource for
older adults seeking connection, activity, and support. It would also create opportunities for
healthcare professionals like myself to share important health information with larger groups,
including education on fall prevention, strength training, balance, healthy aging, and maintaining
independence. The ability to reach seniors proactively—before injuries and health issues
occur—would be a tremendous benefit to both individuals and the broader community. |
respectfully encourage the Board to support this proposal and help create a lasting resource for
the seniors who have contributed so much to our community throughout their lives.

Thank you for your time and consideration.
Sincerely,

Lucy Sullivan, PT, DPT

—



April Fredrick

—
From: Veronica Guzman <guzmanvg1@gmail.com>
Sent: Sunday, May 31, 2026 7:35 PM
To: April Fredrick
Subject: Letter of Support: 570 Coulee Conditional Use Permit Application

Dear Town of Troy Plan Commission and Clerk,

| am writing to express my strong support for the Conditional Use Permit (CUP) application for 570
Coulee (570 Coulee Trail), which is scheduled for a public hearing before the Town of Troy Plan
Commission on June 4th.

As a retired teacher with the Hudson School District, | spent most of my career teaching at River Crest
Elementary, which is located right down the road from the 570 Coulee property. | know firsthand how
invaluable a resource like this will be for both the River Falls and Hudson communities. St. Croix
County's 65+ demographic is its fastest-growing age group, and this center will offer an essential space
for older adults to build deep social connections, participate in active experiences, and find a true sense
of belonging. | also see potential for intergenerational connections.

I have personally worked with the individuals organizing and managing the development of this special
place across a variety of capacities over the years—whether leading a book club, raising funds for our
school, organizing events for the PTO, volunteering in classrooms, or serving as mentors. These
individuals are dedicated, hardworking visionaries, and everything they do turns into a great success. |
can completely attest to their capability and integrity in bringing this project to life.

Please make the choice to support this organization and their mission to promote social belonging
through wellness, creativity, and intergenerational engagement.

Thank you for your time and consideration.
Sincerely,

Veronica Guzman
651-399-6842



April Fredrick

- DG —
From: Karen Olson <klolson7@gmail.com>
Sent: Sunday, May 31, 2026 11:18 AM
To: April Fredrick
Subject: CUP for 570 Coulee Trail Property

Hi! | am writing to express my 100% support of the application for the CUP at 570 Coulee Trail. | have
been in contact with The Butterfly Path, Inc. and have been provided more information regarding their
proposed use and their vision for the property. In my opinion, their vision is exactly what the

community of Hudson needs and has been lacking for many many years. My family moved to Hudson in
1970 and | have lived in Troy Township since 2014, so | am very familiar with the community. | am also an
"older adult' who would use and benefit from the proposed center. Having the center in Troy Township
would be a huge asset!

Please consider approving the application! Thankyou!
Karen Olson

456 County Road U
Hudson, W1 5416



Dawn F. Lane

306 Empire Builder Drive
Hudson, W1 54016
dawn.flane@icloud.com

May 30, 2026

Troy Township Board Members
654 Glover Road
Hudson, W1 54016

Dear Board Members,

My name is Dawn Lane and | am a ten-year plus resident of Troy Township. | am writing in
support of the proposed 570 Coulee project.

I was surprised and pleased to hear that there was a proposal to use the property at 570
Coulee as a central organizing space, or hub, for activities that benefit intergenerational
activities and programs, especially those benefiting older adults. I thought it sounded
brilliant: great location, great space, and great purpose!

As a St. Croix County retiree, I have found my niche in volunteering. | am a CASA (Court
Appointed Special Advocate) and a Strong Bodies leader. Strong Bodies promotes physical
wellness and social connections for people of all ages, but is especially appreciated by the
50+ crowd. It is in my role as one of the leaders of the Strong Bodies program that I have
discovered that there are some weaknesses in our programming and opportunities for
seniors in our area. Our program was initially supported by UW Extension. When they had
cutbacks, our program was sent to ADRC for support and funding. Our program is run by
volunteers, meets in a local church, and requires very little support, but we regularly feel the
precarious nature of our survival. Our enroliment and attendance is great, but who do we
belong to? How do people find out that we exist? How can we grow the program to serve
more adults looking to improve their quality of life through strength, balance, and flexibility in
a socially motivating atmosphere? These are some of the questions that could be addressed
by a center like 570 Coulee. We may not want to run the program at that site, but the site can
be a place where people and programs are connected. I love this idea!

Please consider approving and supporting the 570 Coulee proposal.

Sincerely yours,

Dawn F Lane



April Fredrick

R T, —
From: Alysha <huntingmom81@gmail.com>
Sent: Monday, June 1, 2026 7:54 AM
To: April Fredrick
Subject: Support for the sale of Cracked Barrel Winery

Dear Members of the Hudson Town Board,

We are writing to share our full support for the sale and renewed use of the winery property, and to express how
meaningful this sale could be for the Hudson community, like the winery was. As long-time patrons of the winery,
and as individuals deeply committed to fostering connection, education, and engagement for older adults, we feel
strongly that this opportunity represents something truly special for our area.

There is a clear and growing need for accessible, welcoming senior programming in our community. Many residents
are looking not only for social connection, but also for ways to remain active, continue learning, and contribute their
skills and experiences. The vision for this property—a place where seniors can gather, volunteer, take part in events,

and even learn basic hands-on skills—fills a genuine gap in local resources.

The location itself makes exceptional sense. The open, peaceful acreage offers a rare blend of natural beauty and
practical accessibility. Its proximity to both Hudson and River Falls, along with convenient access from Highways 35
and 94, makes it easy for community members across the region to participate. It is uncommon to find a property
that can serve functional needs while still preserving the unique character that made the winery such a beloved part
of the area.

On a personal note, we have seen firsthand how meaningful senior programming can be. Whether through
attending events with parents and grandparents, participating in community workshops, or hoping for more
opportunities as we grow older, we recognize how important it is to have spaces that foster connection, learning,
and belonging. The senior center envisioned for this site is exactly the kind of place where those moments can
happen. . We would be eager to support the center ourselves, whether through volunteering, participating in
programs, or helping with events,

Please consider the sale of the Winery. For any neighbors who are pushing back for this sale, should be ashamed of
themselves. Not only should they decide who buys and moves into a property (they don't get their choice for a sale
of a home). It will be used for a great purpose. The location is out of site from any of the neighborhoods, and would
bring less traffic than the winery did at peak times.

Thank you for your time,

Alysha Schyma



April Fredrick

From:
Sent:
To:
Subject:

Name*:
Email*:

Contact
Number*:

Subject*:

Message*:

burst@emailmeform.com on behalf of Mary Kostuch <burst@emailmeform.com>
Wednesday, May 20, 2026 11:04 AM

April Fredrick

Feedback via the Town of Troy - Contact Us Form [#471]

Mary Kostuch

mbkos3024@gmail.com
715-308-4204

Support of the Cracked Barrel Winer

DearTown Troy,

We are in favor of the sale of the Cracked Barrel Winery to the Butterfly Path
project. | feel that this would be a great project for the our local area. We live about
a mile from there and are looking forward to being part of the Butterfly Path project
1l

Thank you for your time.

Mary Kostuch

596 Tower Rd

Hudson, Wi

Visitor [P: 2600:1014:b0a7:106¢:700b:d27:6de5:143b



April Fredrick

From:
Sent:
To:
Subject:

Name*:
Email*:

Contact
Number*:

Subject*:

Message*:

burst@emailmeform.com on behalf of Donna M Smith <burst@emailmeform.com>
Wednesday, May 20, 2026 11:37 AM

April Fredrick

Feedback via the Town of Troy - Contact Us Form [#472]

Donna M Smith

dmsmith1789@gmail.com
7154101918

54016

Dear Town Troy,

We are in favor of the sale of the Cracked Barrel Winery to the Butterfly Path
project. I feel that this would be a great project for the our local area. We live about
a mile from there and looking forward to be part of the Butterfly Path project !!
Donna and Jeffrey Smith

515 Old Highway 35 S. Hudson

Visitor IP: 64.33.138.139



Kristen Koepke

570 Coulee Trl, Hudson
612-201-4084
6/1/2026

To: Troy Planning Commission / Township Board

Re: Support for the Approval of a Conditional Use Permit for The Butterfly Path (Local Non-
Profit)

Dear Troy Planning Commission / Township Board Members,

| am writing to offer my full support for the proposed Conditional Use Permit for The
Butterfly Path.

For the past 13 years, this property was not simply a business location for us—it was our
passion and our commitment. We worked tirelessly to build a welcoming space and to
create a place that contributed to the community we call home. As we now approach
retirement and focus on time for ourselves, we are also deeply committed to ensuring that
the property continues to be used in a way that honors what it has meant to us.

It has been a challenge to find another “fit” for the property—where we can confidently say
it will care for with the same pride, dedication, and community-minded purpose we
brought to it. We believe we have found that fit in The Butterfly Path.

The Butterfly Path’s vision is to build and create a space for active seniors. Their plan will
function very similarly to what we were previously authorized to do as Cracked Barrel
Winery. They intend to offer community-focused activities such as painting classes, candle
making, wood projects, book clubs, and other structured gatherings—all of which reflect
the kinds of events that strengthen our community and serve the public.

In addition, The Butterfly Path is committed to developing new programs that engage
retired individuals in meaningful ways. As we age, it is important to stay connected, keep
moving, and maintain both mental and physical well-being. The Butterfly Path plans to
provide a dedicated space that supports that goal, including opportunities for small group
engagement and learning.

Importantly, everything they are requesting and planning has been consistent with the
general purpose we were previously given permission to pursue. We believe their proposal
is thoughtful, community-driven, and aligned with the intent of the Conditional Use Permit
process.



We have been impressed by their heart, passion, and purpose. | am genuinely proud that
they have chosen the former site of Cracked Barrel Winery for their dream. | support this
request wholeheartedly and ask the Township to approve the Conditional Use Permit so

that The Butterfly Path can begin creating this important community resource.

Thank you for your time, consideration, and service to our community.
Sincerely,

Kristen Koepke









April Fredrick

SN —
From: Cortney Hauschildt <cort2416@gmail.com>
Sent: Tuesday, June 2, 2026 12:41 PM
To: April Fredrick
Subject: Support for 570 Coulee Community Gathering Space

Town of Troy Board Members,

| am writing in support of the proposed community gathering space, 570 Coulee. This project represents
an important opportunity for our area, offering a place centered on healthy aging, wellness, social
connection, and a strong sense of belonging and purpose.

A space like 570 Coulee would serve as a meaningful resource for our older residents. It promotes
community engagement, encourages stewardship of the land, and provides a welcoming environment
where people can gather, learn, and support one another. The surrounding communities would benefit
greatly from having a dedicated place that strengthens social ties and enhances overall well-being.

| believe 570 Coulee would be avaluable asset to the Town of Troy and respectfully encourage your
support in helping this project move forward.

Thank you for your consideration.
Sincerely, Cortney Hauschildt
276 Glenmont Rd

River Falls, WI

54022



April Fredrick

— 0000000 R
From: Cheryl Klanderman <cherylklanderman@gmail.com>
Sent: Tuesday, June 2, 2026 7:19 PM
To: April Fredrick
Subject: 570 Coulee

June 2, 2026
Good Afternoon Board Members,

We have resided in our home in this township for 28 years. When we moved in, our children were small and
we were young. Our focus was on the education of our children and the security of our family in this
township. Blink. Our children have grown (all from the Hudson school district), we have retired (both from the
Hudson school district) and now we are interested in what our township offers for our generation.

It is extremely exciting to see the 507 Coulee: Where Generations Flourish project proposal . This center
would utilize existing property that is a wonderful gathering location. WE (yes, we all reach the age of senior
status) would be provided a place to socially connect and maintain our integrity as vital citizens in this
township.

| want to personally assert that | know Heidi Fett. She has devoted enormous amounts of heart driven hours to
this project. Heidi has worked with the Senior Center in its former location at Agave to Go Go. The activities
that she helped to organize and followed through with provided a wonderful opportunity for older adults to be
active and thriving. She has a passion in the recognition of needs for aging adults. Her research into this
project is detailed and with substantial data for its merit.

We are sincerely hoping that you will approve this project and can look forward to seeing Troy township foster
the needs of all of its residents.

Sincerely,
Cheryl and Mark Klanderman



Mil Fredrick

I SRR
From: Megan Miller <megsmiller@yahoo.com>
Sent: Tuesday, June 2, 2026 2:07 PM
To: April Fredrick
Subject: Support for potential new senior center

My husband, Mike and I have lived in the Town Of Troy for 19 years. We would love to see the old Cracked
Barrel site turn into a senior center because we’ve learned about the organizer’s vision/intention to preserve the
agricultural nature of the property that already exists. Other commercial businesses would probably not do that.
Previously, we know it was a garden center of some sorts, but now it has now turned into a beautiful looking

property.

We also believe it could be a selling point to future homeowners knowing that there is an affordable opportunity
for activity and connection very close by.

We see this as something that can continue to make our town unique and helpful to the community just like the
Town Of Troy Recycling Center, which we have supported/relied on for most of the time that we have lived
here on a weekly basis.

Thank you for your consideration,

Megan and Mike Miller
473 Omaha Rd



DRAFT

PLAN COMMISSION MEETING
Town of Troy
April 30,2026
Hudson Wisconsin 54016

Members Present: Doug Rowen, John Bjorseth, Dean Albert, Dan Pearson
Members Absent: Warren Vollmar, David Wolf, Pete Hawksford

Staff Present: Rob Jones, David Carlson

Recording Secretary: Amanda Randall

Others present: Evonne and Michael Ganz

Site Review Attendance: Doug Rowen, John Bjorseth, Dan Pearson, Rob Jones, Evonne and Michael

Ganz
AGENDA:
1. Call meeting to order
2. Rollcall
3. Public input to Plan Commission
4. Approve minutes of April 2, 2026 Plan Commission meeting;
5. Public Hearing to consider a Conditional Use Permit:

Applicant: Settlement Hill Farm
Site Location: 565 County Road U
PID 040-1001-20-100
Request: To consider amending the current conditional use permit to allow consumption
of alcohol.
6. Consideration and possible action on recommending approval of a Conditional Use Permit:
Applicant: Settlement Hill Farm
Site Location: 565 County Road U
PID: 040-1001-20-100
Request: To consider amending the current Conditional Use Permit for approval of a
consumption of alcohol.
7. Discussion and Consideration of Comprehensive Plan Updates-Process and Updates
8. Correspondence
9. Potential items for future meetings
10. 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, John Bjorseth, Dean Albert, and Dan Pearson.



3. Public Input
There was no public input.

4. Approve minutes of April 2, 2026 meeting:
The minutes of the April 2, 2026 Plan Commission meeting were previously distributed. John Bjorseth
moved to approve the minutes of the April 2, 2026, Plan Commission meeting. Doug Rowen
seconded. Roll call vote — all ayes. Motion carried.

5. Public Hearing to consider a Conditional Use Permit:
Applicant: Settlement Hill Farm
Site Location: 565 County Road U
PID 040-1001-20-100
Request: To consider amending the current Conditional Use Permit for approval of
a liquor license
Doug Rowen called the public hearing for a Conditional Use Permit for Settlement Hill Farm, 565
County Road U, to order at 6:03p.m. Chair Rowen called for public comment three times and as no one
asked to speak, the public hearing closed at 6:04 p.m.

6. Consideration and possible action on recommending approval of a Conditional Use Permit:

Applicant: Settlement Hill Farm

Site Location: 565 County Road U

PID: 040-1001-20-100

Request: To consider amending the current Conditional Use Permit for approval of

a liquor license
Applicant Evonne Ganz, 565 County Road U, spoke to their application to amend their existing
Conditional Use Permit for approve consumption of wine and beer during events. They are requesting an
amendment to explicitly allow the consumption of alcohol on the premises in conjunction with the
approved event venue use to comply with changes to liquor licensing in Wisconsin that went into effect
January 1, 2026. Previously, renters of public spaces were allowed to bring in alcohol for consumption
and a licensed bartender was required; the law has now changed to requiring a liquor license for even
just consumption of alcohol in additional public spaces. They are proposing no changes to their existing
CUP other than the wine and beer consumption and will continue the use as a low-frequency, seasonal
event venue. Rob Jones noted that the existing CUP for this property did not explicitly address alcohol
consumption or service when it was approved in 2018. The Town’s liquor license ordinance, Chapter 74,
allows some liquor licenses to be issued in non-commercial districts only if the use is permitted or if a
CUP specifically authorizes alcohol consumption or sales. The granting of the liquor license itself will
be a separate action by the Town Board. The applicant inquired if sales would be allowed as well.
Chairperson Rowen clarified that the public hearing notice only referenced consumption of alcohol, so
sales could not be considered or recommended at this meeting. The different types of liquor licenses
were briefly reviewed for the Plan Commission.

Applicant Mike Ganz is certified as a bartender, which is also needed to be approved for liquor license
even though they would not be selling alcohol. They are interested in holding some mid-week corporate-
type events during daytime hours; this would not change the approved hours of operation. Rob Jones
reviewed the number of events allowed annually under the Agriculture Tourism portions of Town
Ordinances.

Chair Rowen mentioned that this property will be served by the the Hudson Fire District as of January 1,
2027, and that they should have the Hudson Fire Inspector also review the property and discuss ongoing

fire inspections and potential need for a lock box..
2



John Bjorseth moved to recommend approval of the Conditional Use Permit amendment for the
Settlement Hill Farm property, 565 County Road U, to allow alcohol consumption in conjunction
with the approved event venue use, subject to conditions, based on the following findings:

1. The Plan Commission conducted a public hearing on April 30, 2026, and has considered all oral
and written testimony received as part of the record.

2. The proposed amendment is a modification to an existing approved conditional use and does
not expand the intensity, footprint, or operational scale of the use.

3. The use, as amended, remains consistent with the purpose and intent of Chapter 170 and is
compatible with the surrounding agricultural and rural residential context.

4. The addition of alcohol consumption represents an operational component commonly
associated with event venues and does not inherently alter the character of the approved use.

5. Any potential impacts related to the amendment can be reasonably mitigated through
conditions applied to the Conditional Use Permit.

6. Approval of the amendment provides the necessary zoning framework for the Town Board to
consider issuance of a liquor license in compliance with Wisconsin Statutes and Town ordinance.
7. The Conditional Use Permit shall incorporate the following additional or modified conditions as
determined appropriate by the Town board based on the Plan Commission recommendation and
public hearing record: adding a 9™ condition to the Conditional Use Permit that alcoholic
beverage may be consumed on the property. In addition, the term “alcoholic beverages” means
wine and beer under the current statutes. Dean Albert seconded. Doug Rowen made a friendly
amendment to add that annual inspections conducted by the appropriate fire department and any
other elements of Chapter 58 of the Fire Department Ordinance are complied with. John Bjorseth
and Dean Albert agreed to the friendly amendment. Doug Rowen made a friendly amendment
that the Conditional Use Permit document should have a statement that explains the overall
conditional use category being a Major Home Occupation with Ag Tourism as the classification of
this particular use to further define the rationale behind the decision. John Bjorseth and Dean
Albert agreed to the amendment. Roll call vote - all ayes. Motion carried.

7. Discussion and Consideration on Comprehensive Plan Updates-Process & Updates
Rob Jones provided an update on the Comprehensive Plan. He reviewed the transportation maps
included in Chapter 4 of the Plan: the functional classification map, potential corridors map, and the bike
and pedestrian facilities. He discussed the potential corridors map, and it’s use during subdivision
application review. He noted that the future Troy Commerce Drive is shown but needs to be modified to
show that it has been partially built. Chair Rowen would like to see potential connectivity in relation to
the new fire substation that could get additional properties within five miles of one of the stations
serving Troy. For the bike and pedestrian facilities, it was suggested to add a color for proposed off-road
trails. Since all Town roads are open for biking, and state standards have changed significantly since the
last Comprehensive Plan, recommendation was to remove the “alternative unimproved local routes.”
The easement along Troy Commerce Drive will also be added to show the future potential off-road
path.. Cedar Corp. will finish up the narratives in the coming weeks and believes the website should be
ready for public access by May 9. Rob Jones will resend the hub link to the Commission members and
requested that the Comprehensive Plan be added to the upcoming Staff agenda.

8. Correspondence
There was no correspondence to review. Chair Rowen announced there will be a Workshop on the
Water coming up in July held jointly by the Wisconsin and Minnesota DNRs, if anyone is interested in
attending.

9. Potential items for future meetings



There is one potential application for next month and potentially a Conditional Use Permit application.
Chair Rowen hopes to be able to discuss the cooperative boundary agreement that is being worked on
with the City of Hudson; the framework may be ready soon for public input.

10. Adjourn
Dan Pearson moved to adjourn the meeting of the April 30,2026, Plan Commission 7:28 at p.m.

Dean Albert seconded. Motion carried.






cedar MEMO

CORPORATION Community Infrastructure = Architecture »  Environmental Services 604 Wilson Avenue
Menomonie, WI 54751

715-235-95081
www.cedarcorp.com

Date June 2, 2026

To Town of Troy Plan Commission

From Robert Jones

Subject | The Butterfly Path, LLC -- Conditional Use Permit

1. Background — Existing Site Conditions

The subject property consists of approximately 18.01 acres located at 570 Coulee Trail within the
Agricultural Residential (AG-RES) District and LECR Overlay District. The property contains an existing
residence, detached accessory structures, parking areas, landscaped grounds, former vineyard plantings,
and associated site improvements.

The property has a history of conditional use approvals. In 2013, St. Croix County approved a Special
Exception Permit authorizing operation of a vineyard and winery as a limited commercial recreational
activity. Following the Town's assumption of zoning administration authority, the Town adopted and
amended the permit in 2016 and subsequently approved additional amendments in 2017 addressing
operational hours, food service, live music, and related activities.

The existing approvals are associated with operation of the Cracked Barrel Winery. The current
application proposes a different principal use and is therefore being reviewed as a new Conditional Use
Permit under Chapter 170.

The surrounding area consists primarily of agricultural and rural residential land uses.
Surrounding Land Uses
North: AG-RES — Primarily residential land use
South: AG-RES / LECR — Primarily agricultural land use
East: AG-RES / LECR — Primarily agricultural land use and the STH 35 transportation corridor
West: AG-RES — Primarily residential land use
Environmental Considerations

The property contains a combination of maintained grounds, former vineyard areas, open agricultural
land, and wooded slopes. Topography generally falls from the developed portion of the site toward the
west and northwest. A regional drainage corridor crosses STH 35 north of the property and continues
westward toward a culvert crassing on Coulee Trail. Portions of the western side of the parcel contain
mature vegetation, steeper slopes, and areas of standing water that provide natural screening from
adjacent properties.

Cedarburg @ Green Bay “ Madison e Menomonie @ New Berlin



Access and Transportation

The property is served by an existing driveway connection to Coulee Trail. The site has no direct access to
STH 35, which forms the eastern boundary of the property. Existing parking and circulation
improvements established during operation of the winery remain available for site operations.

2. Proposed Conditional Use

The applicant, The Butterfly Path, Inc., is requesting approval of a Conditional Use Permit to operate a
non-profit religious, community service, recreational and educational retreat facility.

According to the application materials, the proposed use would provide programming focused on senior
citizens and community members, including:

* Social gatherings and group activities

« Educational presentations and support programs

» Maker-space activities

« Gardening, conservation, and outdoor educational activities
» Community events and seasonal gatherings

* Recreational and wellness programming

The applicant proposes utilizing existing buildings and site improvements with minimal physical changes
to the property. No significant expansion of structures, parking areas, or site disturbance is proposed.

The applicant indicates that alcohol service would not occur as part of daily operations. However, the
organization has expressed an intent to pursue Class B Beer and Wine licensing and may offer beer and
wine service during certain events, educational programs, community gatherings, and special functions.

Programming is anticipated to occur primarily during daytime and early evening hours. The applicant
indicates that organized activities would generally conclude by 9:00 p.m.

3. Conditional Uses in the AG-RES District

The AG-RES District permits certain institutional, recreational, educational, and community-oriented uses
through the Conditional Use Permit process.

Conditional uses are generally afforded a presumption of approval when an applicant demonstrates
compliance with applicable ordinance standards and when site-specific conditions can reasonably
mitigate potential impacts.

Conditional Use Permits run with the land and may include conditions related to:

* Hours of operation

» Parking and traffic management
» Qutdoor activities

¢ Lighting

* Noise control
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» Site maintenance
» Screening and buffering
e Operational characteristics

Role of the Plan Commission and Town Board

The role of the Plan Commission is to conduct a public hearing, evaluate the proposed use against the
standards established in Chapter 170, and provide a recommendation to the Town Board.

The Town Board serves as the final decision-making authority and may approve, approve with
conditions, or deny the request based upon the findings required by ordinance.

Relationship to Liquor Licensing

The applicant has indicated an intent to pursue Class B Beer and Wine licensing in the future. Under
Chapter 74 of the Town Code, the Town may only issue a liquor license where the underlying zoning
permits the activity. For properties operating under a Conditional Use Permit, alcohol sales, service, or
consumption should be expressly authorized as part of the approved conditional use before a license
may be considered.

Accordingly, the first question before the Plan Commission is not whether a liquor license should be
issued, but whether alcohol service is a compatible and appropriate component of the proposed
conditional use. If the Conditional Use Permit authorizes alcahol service, the applicant may
subsequently seek a license from the Town Board. Any such license would remain subject to the
requirements of Wisconsin Statutes Chapter 125 and Chapter 74 of the Town Code and would require
separate review and approval.

Approval of this Conditional Use Permit does not grant a liquor license. It establishes the zoning
framework necessary for the Town Board to consider a future liquor license application.

4. Compatibility with the Classification

Before evaluating operational impacts, the Plan Commission should consider whether the proposed
use is appropriately categorized within the conditional use classification identified by the applicant.
The application has been submitted under the AG-RES conditional use category:

"Non-profit religious, community service, recreational and educational retreat facilities, uses,
structures and accessory structures."

The proposed operation includes elements commonly associated with community service, educational,
and recreational facilities. The application describes senior-focused programming, educational
workshops, community gathering opportunities, conservation activities, maker-space programming,
and-wellness-oriented activities.

The ordinance does not provide detailed definitions for the individual components of this use category.
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As a result, the Plan Commission may wish to discuss whether the proposed operational model falls
within the scope and intent of the conditional use classification and whether the various activities
described in the application are consistent with its interpretation of that use.

If the Commission determines that the proposed activities reasonably fit within the listed conditional
use category, the review may then proceed to evaluation of site suitability and potential impacts.

5. Considerations and Potential Conditions

Conditional Use Permits must be supported by findings that the proposed use will not be detrimental
to public health, safety, or welfare; will remain compatible with surrounding land uses; will not
substantially impair neighboring properties; and generally be supported by the site improvements.

The Plan Commission is evaluating a new conditional use on a property that has historically
accommodated a public-oriented conditional use. Existing access, parking, circulation areas, and
developed portions of the site have been established for that use. The applicant proposes to utilize
existing buildings and site without substantial expansion.

As part of its review, the Plan Commission may consider whether site-specific conditions are necessary
to ensure compatibility with surrounding properties and compliance with Chapter 170. [See the
potential areas for conditions in the drafted motion.] Potential conditions should be tailored to address
identifiable impacts associated with the proposed use while allowing reasonable operation of the
facility.

6. Possible Motion

Motion to recommend approval of a Conditional Use Permit for The Butterfly Path, Inc., located at 570
Coulee Trail, for operation of a non-profit religious, community service, recreational and educational
retreat facility, subject to conditions, based on the following findings:

1. The Plan Commission conducted a public hearing and considered all oral and written testimony
received as part of the record.

2. The Plan Commission finds that the proposed use is appropriately classified under the
conditional use category of "Non-profit religious, community service, recreational and
educational retreat facilities, uses, structures and accessory structures."

3. The proposed use is compatible with the surrounding agricultural and rural residential
character of the area.

4. Existing access, parking, and site improvements provide a suitable framework for the proposed
operation.

5. The proposed use is not expected to create unreasonable impacts to neighboring properties
when operated in accordance with permit conditions.

6. Potential impacts related to traffic, parking, noise, site operations, and related activities can be
reasonably mitigated through conditions applied to the Conditional Use Permit.

7. The Conditional Use Permit shall incorporate the explicit conditions determined appropriate by
the Town Board based upon the Plan Commission recommendation and public hearing record.
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Potential areas for consideration include:

Hours and days of operation

Event scheduling, attendance, or occupancy limitations
Parking and traffic management

Outdoor activities and amplified sound

Alcohol service and licensing consistency

Future expansion of facilities or operational intensity

7. Attachments

1. Site Map
2. Zoning District Map

ok wne
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May 4, 2026
To the Members of the Plan Commission,

The Butterfly Path, Inc. (501(c)(3) non-profit) is pleased to submit this application for a Conditional
Use Permit to establish 570 Coulee, a senior wellness center. Our mission is to provide a dedicated
space for the older adults of Troy and the surrounding St. Croix Valley to stay active, connected, and
purposeful while addressing the critical social and health needs of our growing senior population.

Planned Facility Use & Programming: 570 Coulee is designed as a versatile community space. Our
programming will include:

e Social Connection: Daily drop-in hours, group games (Bingo, Mahjong, cards), and social
gatherings.

e Education & Support: Guest speakers focusing on financial planning, caregiver support, and
holistic wellness.

e The "Maker" Series: Hands-on projects in our Men’s Shed (woodworking, repair shop) and
creative arts (pottery, handicrafts).

e Community Events: Live music, seasonal celebrations, and maker’s markets.

Membership & Accessibility: While we offer a membership model to ensure long-term financial
sustainability and stewardship of the 17.5 acres, 570 Coulee remains an open community resource
where no members are denied membership due financial hardship. Non-members are welcome to
participate in scheduled events and public programming.

Responsible Beverage Stewardship: To enhance social connection and celebrate the property’s
history, we intend to apply for a Class B Beer and Wine license.

e Alcohol is not a part of daily operations. It is reserved for specific events such as live music
nights or educational dinners.

e All beverages will be sold under the supervision of trained staff/volunteers. Service will be
available to all event attendees (age 21+) regardless of membership status.

e We intend to use the vines for educational demonstrations and small-batch production (e.g.,
jam-making, traditional grape processing, wine making), preserving the agricultural legacy of
the site in a low-intensity manner (i.e. using only the grapes at the vineyard). 100% of
proceeds reinvested directly into the Butterfly Path’s mission to support seniors.

We view this location and land use as a low-impact, community-focused space that gives seniors a
place to gather, stay active, and stay connected, while still fitting within the rural character of Troy. We
would expect a similar level of visitation to what historically occurred under the Conditional Use
Permit for Cracked Barrel Winery.

Sincerely,

The Board of Directors The Butterfly Path, Inc.



1) Describe the details of your request.

The Butterfly Path, Inc. requests a Conditional Use Permit (CUP) to establish 570 Coulee, an innovative,
membership-based senior-centric hub. 570 Coulee serves as a community-based wellness hub where older
adults gather by choice to redefine their sense of purpose, identity, and belonging. The Butterfly Path is a
501(c)(3) nonprofit dedicated to creating and funding resources for our community to make a life worth living.
570 Coulee primarily benefits the senior population of the area, which is facing a 154% surge in the 75+ years
of age demographic (St. Croix County Community Health Assessment, 2025).

Our purpose is to facilitate flourishing health and healthy aging by promoting this stage of life as active,
meaningful, and full of purpose. We focus on creating positive experiences, offering hands-on opportunities to
stay engaged, and build strong relationships. This helps every member who visits feel a sense of
accomplishment and know they truly matter as an important part of our community. The facility will serve the
St. Croix Valley area, with a primary service footprint of greater Hudson and River Falls communities.

Core programming details include:

e The Men’s Shed: In partnership with the ADRC (launching their Men's Shed in May 2026), we will
utilize the existing three-stall garage as a "maker space" for woodworking, repair shops, and community
service projects. This includes both self-directed experiences and guided intergenerational skill-sharing.

o Nature & Resource Conservation: Development of a Butterfly Garden and a sensory walking path
with plant/tree identification. Future horticultural activities include maintenance of the heritage vineyard
for jam-making and educational experiences.

e Social & Connection Experiences: Providing space for cognitive engagement (games/Mahjong),
education (caregiver support/speakers), and creative arts (pottery/ceramics/handicrafts).

e Scientific Foundation: All activities are grounded in the Flourishing Model of Health (Keyes, 2002), a
framework that focuses on moving individuals from isolation to vitality via purposeful, community-based
participation that meets the social and mental needs of older adults.

The experiences and opportunities offered at 570 Coulee will be co-created with members and community
partners. We look forward to complimenting and elevating community partners (not replacing existing services)
who serve older adults such as the Aging and Disability Resource Center and Hudson Senior Center,
Attendance levels will vary based on programming, we anticipate daily attendance of 25-40 individuals and
anticipate more attendees for larger events.

Regarding food, beverage, and alcohol, we envision a tiered approach to hospitality.

e Daily programs would have simple or pre-packaged hospitality items such as coffee, tea, and pastries
provided for members.

e For formal events we would use a licensed third-party caterer.

e To enhance social connection and celebrate the property's history, if granted a class B beer and wine
license, 570 Coulee intends to offer beer and wine service during select social hours, educational
dinners, and special events. We intend to sell select beer and wine during specific social hours and
special events.

o This is not a ‘bar’ or public tavern model, but rather intended for members and their guests to
foster social connection.

o All alcohol will be stored in a secured area and served by staff or volunteers who have
completed the beverage server training and conclude before 9:00PM for evening events.



o Service will be conducted in compliance with local licensing requirements and focused on
moderate, social consumption in alignment within our flourishing health framework. We do not
intend to allow carry-in or bring your own beverage for the public or members.

570 Coulee intends to utilize a live-in caretaker model to manage facility transitions. Their primary
responsibilities include securing the building each evening, managing morning site preparation, and overseeing
the general environmental condition of the grounds. This ensures a consistent, quiet, and professional
operation that minimizes impact on Coulee Trail residents.

2) Describe the impact of your request on the enjoyment and value of surrounding
properties. If there is no impact, explain why.

The impact will be neutral to positive because 570 Coulee prioritizes stewardship over development.

¢ Preservation of Character: We are utilizing the existing 5,008 sq. ft. building and curated grounds. By
maintaining the 17.5 acres as a conservancy and garden space, we prevent the "residential spraw!" or
subdivision that would occur if the land were sold for high-density housing.

¢ Intensity: Our membership-based model supports a predictable, managed flow of people seven-days
per week during business hours (7AM-5PM). We anticipate occasional early evening events concluded
by 9:00PM. Similar to the previous establishment, we envision special seasonal events or gatherings.

e Property Value: High-quality, professionally managed community assets—particularly those with
curated landscaping and a "Butterfly Garden"—typically enhance the desirability and value of
neighboring residential properties.

e Parking: The property currently includes 16-18 parking spaces which aligns with anticipated daily
usage. For larger events, carpooling and informal overflow parking strategies will be utilized as needed.
One spot is currently a designated handicap parking space, we anticipate increasing this.

3) Describe the compatibility of your request with the uses and character of the
surrounding area.

The proposed program is a low-traffic, low-noise use that is compatible with the surrounding area. It does not
involve commercial activity, does not operate late at night.

570 Coulee is a natural fit for the Agricultural/Residential (Ag-Res) district.

¢ Horticultural Focus: Our pillar of "Nature and Resource Conservation" keeps the land productive
through gardening, vineyard maintenance, and honeybee education, directly mirroring the agricultural
character of the Town of Troy.

e Heritage: We intend to preserve the traditional use of the property through occasional, mission-driven
community gatherings that highlight the vineyard. Any food-related components of these experiences
will be facilitated by licensed third-party caterers, ensuring compliance with health and safety
regulations while maintaining a low-intensity focus.

e Educational Partnerships: We are continuing the precedent of academic cooperation by seeking
formal partnerships with UWRF's Ag/Horticulture and Conservation programs.

We have begun engaging with nearby neighbors and will continue to do so to ensure a positive relationship.



4) Describe how your request is consistent with the spirit and intent of the zoning
district.in which your property is located.

Per Section 170-E, the Ag-Res district aims to preserve rural residential lands. Our request is consistent
because:

¢ Non-Profit Community Service: 570 Coulee is a community service and educational facility, which are
expressly recognized as appropriate conditional uses in this district. This would align with Section
170-E, 3.b.1.(j) purpose for conditional use permit for “non-profit religious, community service,
recreational and educational retreat facilities, uses, structures, and accessory structures.”

* Purpose Over Programming: Our values center on active creation and participation within nature,
ensuring that the property does not become a developed commercial plot.

e Economic Stability: By utilizing existing assets (the three-stall garage for the Men’s Shed and the
main facility for social connection), we maintain the rural aesthetic while providing a vital health
infrastructure for the town’s aging population.

No expansion or intensification of use is currently planned. Any significant future changes would be brought
forward for appropriate review to the Town.

5) Describe how your request will impact public health, safety, and general welfare.
What measures will you take to minimize any negative impacts?

This senior center is a direct response to the loneliness epidemic and is designed to move participants to
flourishing health.

¢ Social Connection as Medicine: We address the structure, function, and quality of social connections,
which are vital determinants of health.

¢ Managed Safety: The Men’s Shed will operate under "Shared Agreements" developed by members
and directors to ensure tool safety and shop protocol.

¢ Traffic Management: We will stagger program start times (e.g., Men’s Shed at 9 AM, Mahjong at 1
PM) to prevent traffic surges. All parking remains on winery property; no street parking is permitted.

¢ Responsible Hospitality: If issued a Class B Beer and Wine License, all alcohol service will be
monitored by staff or trained volunteers. Service is restricted to members and guests during specific
programming hours, ensuring that the 'low-traffic, low-noise' character of the neighborhood is
maintained.

6) How will you ensure that your request will not constitute a nuisance by reason of
dust, smoke, odor, or other similar factor? What measures will you take to prevent a
nuisance?

To ensure 570 Coulee remains a good neighbor:

® Sound: We honor the previous CUP condition: no sound shall be audible beyond property lines.
Activities like the Men’s Shed occur inside the insulated garage, and outdoor gatherings (like the Fall
Festival or Ribbon Cutting) will occur nearest to the existing structures.

¢ Visual Appeal: Our primary visual marketing will be a field of sunflowers and wildflowers visible from
the freeway—enhancing the beauty of the Coulee Trail.



e Environment: Our focus on resource conservation means we will use organic-friendly gardening
practices (Butterfly Garden) that avoid chemical odors or runoff.

e Smoke: We intend to use the designated fire pit space for small bonfires and will obtain an annual
Burning Permit from the Town.

7) Additional comments:

570 Coulee is more than a gathering place; it is a movement to ensure older adults feel valued and important.
By connecting a member’s specific skills (like a seasoned expert in the Men's Shed) to the needs of the
community, we foster dignity. Embracing the Flourishing Model of Health means that our mission and
experiences support keeping seniors healthy and flourishing in their homes, contributing to the local tax base
and social stability. We are committed to a long-term partnership with the Town of Troy to ensure this property
remains a vibrant, and healthy legacy for the St. Croix Valley. We respectfully request approval of the
conditional use permit and are committed to working collaboratively with the Town to address any conditions
necessary to ensure a successful and beneficial project.



To: Plan Commission

From: The Butterfly Path

Date: May 4, 2026

Re: Property Ownership Documentation and Purchase Agreement

As part of this submission, we are including the most current deed on file, which reflects the
Trust as the current owner of the property.

We are also including a copy of the purchase agreement. Please note that the purchase is
contingent upon approval of the Conditional Use Permit (CUP) by the Town of Troy.

This information is being provided for clarity and to ensure the Commission has a complete and
accurate understanding of the current ownership status and the nature of the pending
transaction.
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State Bar of Wisconsin Form 3-2003
QUIT CLAIM DEED 1155113
BETH PABST
Document Number Document Name : REGISTER OF DEEDS
ST. CROIX CO., WI

06/27/2022 10:44 AM
EXEMPT#: 16
REC FEE 30.00

THIS DEED, made between _ Daniel J, Koepke and Kristen N. Koepke,
husband and wife

("Grantor," whether one or more),
and Daniel J. Koepke and Kristen N. Koepke, as Trustees of PAGES: 2
The Trust Agreement of Daniel and Kristen Koepke
("Grantee," whether one or more).
Grantor quit claims to Grantee the following described real estate, together with the

rents, profits, fixtures and other appurtenant interests, in Saint Croix
County, State of Wisconsin ("Property") (if more space is needed, please attach Recording Area
addendum) . R Name.and Return Address.. - oo

Johnson Law Group, P.A.
6465 Wayzata Boulevard
See Addendum A, attached. Suite 304

Minneapolis, MN 55426

040-1038-60-250
Parce} Identification Number (PIN) 2

This is homestead property.
(is) (is not)

DANIEL D E TYRRELL

Notary Public
State of Wisconsin

Dated ‘ 9//7/20?2 .
(SEAL) Daud‘d’ @&\'—— (SEAL)

* *Daniel J. Koepke
rSEAL)_Q%QQE_L(&,{@_L&s/__—(SEAL)
* . *Krdsten N. Koepke .. ) ;
AUTHENTICATION ACKNOWLEDGMENT
Signature(s) STATE OF WISCONSIN )
. ) ss.
authenticated on . <t Croish  COUNTY )
Personally came before me on 7] / / 7/ 2022 .
* the above-named Daniel J. Koepke and Kristep’N. Koepke,
TITLE: MEMBER STATE BAR OF WISCONSIN Jisband andgvife
(If not, to me known 6 be the jp€fon(s) wheffdxgtuted the foregoing
authorized by Wis. Stat. § 706.06) instrument ang p ; god e i

THIS INSTRUMENT DRAFTED BY:
David W. Huart, Johnson Law Group, P.A. [brm]

1610 Maxwell Drive, Suite 200, Hudson, W1 54016

g vrvell
Notary Public, State of )"15 ghsin ’

My Commissi’on (is permaffent) (expires: 52 {6 zZo é)

(Signatures may be authenticated or acknowledged. Both are not necessary.)
NOTE: THIS IS A STANDARD FORM. ANY MODIFICATIONS TO THIS FORM SHOULD BE CLEARLY IDENTIFIED.
QUIT CLAIM DEED © 2003 STATE BAR OF WISCONSIN FORM NO. 3-2003

* Type name below signatures.

_ St.Croix County 1155113 Page 1af2 ) . R




ADDENDUM A
Legal Description for Daniel J. Koepke and Kristen N. Koepke

Lot One (1) of Certified Survey Map recorded in Volume 14 of Certified Survey Maps at Page
3986 as Document No. 632708, in the Office of the Register of Deeds in and for St. Croix
County, Wisconsin.

Said Certified Survey Map being located in part of the Northwest Quarter of the Northeast
Quarter (NW1/4 of NE1/4) and part of the Northeast Quarter of the Northwest Quarter (NE1/4 of
NW1/4) of Section 9, Township 28 North, Range 19 West, Town of Troy, St. Croix County,
Wisconsin. ’

EXCEPT Parcel 1 of Transportation Project Plat 7200-06-20-4.01 recorded in Volume 1 of
Transportation Project-Plats, Page 11, as Document No.837473. ' e

. St_Croix County 1155143 Page 2.0f 2 - o e e e e




Approved by the Wisconsin Real Estate Examining Board Page 10f12, WB-15
7-1-24 (Optional Use Date) 8-15-24 (Mandstory Use Date)

|_WB-15 COMMERCIAL OFFER TO PURCHASE |

1 LICENSEE DRAFTING THIS OFFER ON April 17, 2026 DATE] IS (AGENT OF BUYER)
2 (AGENT-GF-SELLER/AISTING-FIRN) (AGENT OF BEYERAND-SEEEER) ETRIKE THOSE NOT APPLICABLE]

3 The Buyer, THE BUTTERFLY PATH, INC., a Wisconsin non-stock corporation ,
4 offers to purchase the Property known as 570 Coulee Trail (PIN 040-1 038-80-250) ’

5

6 [e.g., Street Address, Parcal Number(s), legal description, or insert additional description, if any, at lines 625-

7 642, or attach as an addendum per fine 668] in the Town - of Troy , County
8 of St. Croix ‘ ; Wisconsin, on the following terms:

o [PURCHASE PRICE] The purchase price is One Million Two Hundred Thousand and 60/100

10 Dollars ($.1,200,000.00 »

11 INCLUDED {N PURCHASE PRICE} Included In purchase price is the Property, all Fixtures on the Property as of the date
12 stated on line 1 of this Offer (unless excluded at lines 20-23), and the following additional items: all personal property

13 located at the Property as of the Closing, except those items Buyer shall direct Seller to remove from the Property at or before the
14 Closing. The partles shall schedule a walk-through to occur at least 14 days prior fo Closing, for purposes of Buyer indicating to Selfler
15 tha personal properiy to be removed by Seller prior to Closing.

16 All personal property included in purchase price will be transferred by bill of sale or
17 NOTE: The terms of this Offer, not the listing contract or marketing materials, determine what Items are included
18 or not included. )

19 [NOT INCLUDED IN PURCHASE PRICE| Not included in purchase price Is Seller's personal property (unless included at

20 lines 12-15) and the following: v
21
22
23 : : : .
24 CAUTION: Identify trade fixtures owned by tenant, if applicable, and Fixtures that are on the Property (see lines 26~
26 34) to be excluded by Seller or that are rented and will continue to be owned by the lessor,

26 “Fixture” is an item of property which Is physically attached to or so closely associated with land or improvements so as to
27 be freated as part of the real estate, including, without limitation, physically attached items not easily removable without
28 damage to the premises, items specifically adapted to the premises and items customarily treated as fixtures, including, but
29 not limited to, all: garden bulbs; plants; shrubs and trees; screen and storm doors and windows; electric lighting fixtures;
30 window shades; curtain and traverse rods; blinds and shutters; central heating and cooling units and attached equipment;
31 water heaters and treatment systems; sump pumps; attached or fitted floor coverings; awnings; attached antennas; garage
32 door openers and remote controls; installed security systems; central vacuum systems and accessories; in-ground sprinkler
33 systems and component parts; built-in appliances; ceiling fans; fences; storage buildings on permanent foundations and
34 docks/piers on permanent foundations. A Fixture does not include trade fixtures owned by tenants of the Property.

35 CAUTION: Exclude Fixtures not owned by Seller such as rented fixtures. See lines 20-23.

36 ]EINDING ACCEPTANCF;:} This Offer is binding upon both Partles only if a copy of the accepted Offer is delivered to Buyer
37 on or before April 17, by 5:00 p.m. CST. . . Seller may keep the Property
a8 on the market and accept secondary offers after binding acceptance of this Offer.

39 CAUTION: This Offer may be withdrawn prior to delivery of the accepted Offer. )

40 [ACCEPTANCE] Acceptance occurs when all Buyers and Sellers have signed one copy of the Offer, or separate but Identical
41 coples of the Offer.

42 CAUTION: Deadlines In the Offer are commenly calculated from acceptance. Conslder whether short term
43 deadlines running from acceptance provide adequate time for both binding acceptance and performance.

44 This transaction is to be closed on or before June 19, 2028, at Land Title, Inc., Hudson, Wisconsin

45 OF,
46 unless otherwise agreed by the Parties in writing. If the date for closing falls on Saturday, Sunday, or a federal or a state
47 holiday, the closing date shall be the next Business Day.

48 CAUTION: To reduce the risk of wire transfer fraud, any wiring instructions received should be independently
4a verified by phone or in person with the title company, financial Institution, or entity directing the transfer. The real
50 estate licensees in this transaction are not responsible for the transmlssion or forwarding of any wiring or money
51 transfer instructions.

52 EARNEST MONEY]

53 m EARNEST MONEY of $ _accompanies this Offer.
84 If the Offer was drafted by a licensee, receipt of the eamest money accompanying this Offer is acknowledged.
55 8 EARNEST MONEY of $ 16,000 will be mailed, or commercially, electronically

68 or personally delivered within 5 days (“5"if left blank) after acceptance.
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118 presence of asbestos or asbestos-contalnlng matenals, radon radrum in water supplles mold pestlcides or other potentrally
118 hazardous or toxic substances on the Property, 3

120 h. ‘Manufacture of or spillage of methamphetamine (meth) or other hazardous or toxrc substances on the Property

1211, Zoning or building code violations, any land division involving the Property for which requrred state or Iocal penmts had
122 not been obtained, nonconforming structures or uses, conservation easements. :

123 |. ~ Special purpose district, such as a drainage district, lake district, sanitary district or sewer drstrrct that has the authonty
124 to impose assessments against the real property located within the district.

125 k. Proposed, planned or commenced construction of public improvements which may result in special assessments or
126 otherwise materially affect the Property or the present use of the Property.

127 | Federal, state or local regulations requmng repairs, alteratlons or correctlons ofan exrstmg condition, such as orders to
128 correct building code violations. :

128'm;° Flooding, standing water, drainage problems or other water problems on or affectrng the Property.

130 n. Material damage from fire, wind, floods, earthquake, expansive soils, erosion or landslides.

131 0. Nearby airports, freeways, rallroads or landf lls or srgnrf' icant odor, norse. water rntrusron or other lmtants emanatrng
132 from neighboring property.

133 p. Current or prevrous tennrte powder post beetle or carpenter ant infestations or Defects caused by animal reptlle or
134 insect infestations.

135 q. Property or portron of the Property in a ﬂoodplarn, wetland or shoreland zonlng area under Iocal state or federal
136 regulations. :

137 . Property is subject to a mrhgatlon plan requrred under admlnlstratrve rules of the Department of Natural Resources
138 related to county shoreland zoning ordinances, which obligates the owner of the Property to establlsh or malntam certain
138 measures related to shoreland conditions and which is enforceable by the county,"

140 s. Nonowners having rights to use part of the Property, other than public rights-of-way, lncludmg. but not Irmlted to. private
141 rights—of-way and private easements, other than recorded utility easements; lack of Iegal access or access resfrictions;
142-restrictive covenants and deed restrictions; shared fences, walls, wells dnveways, srgnage or other shared usages; or
143 leased parking. .. :
144 {. - Boundary ar lot line dlsputes encroachments or encumbrances affectlng the Property ‘
145 u, High voltage electric (100 KV or greater) or steel natural gas transmtsslon lines Iocated on but not directly servrng the
148 Property.

147 v. Structure on the Property desrgnated as a hlstonc burldmg, all or any. pan of the Property Iocated ina hrstonc dtstrlct or
148 burial sites or archeological artifacts on the Property.

148 'w. All or part of the land has been' assessed as agricultural land, the owner has been assessed a use-value conversion
150 charge or the payment of a use-value oonversron charge has been deferred. .

151 X. All or part of the Property is subject to, enrolled in or in violation of a certified farmland preservatron zonrng district or a
152 farmland preservation agreement, or a Forest Crop, Managed Forest Law (see disclosure requirements in Wis. Stat, §
183 710. 12), Conservation Reserve or a comparable program.

154 y. A pier is attached to the Property that is not in compliance with state or local pier regulatrons a written agreement
155 affecting riparian rights related to the Property; or the bed of the abutting navxgable waterway is owned by a hydroelsctric
156 operator,

157 z. A dam is totally or partially Iocated on the Property; or an ownership mterest ina dam not located on the Property will
158 be transferred with the Property because the dam is owned collectively by a homeOWners association, lake dlstnct or
159 similar group of which the Property owner is a member.

160 aa. Government investigation or private assessment/audit of environmental matters conducted.

161 bb, Presence of or a Defect caused by unsafe concentrations of, unsafe conditions relatlng to, or the storage of hazardous
162 or toxic substances on neighboring properties.

163 cc. - Owner’s receipt of notice of property tax increases, other than normal annual Increases, or notice or knowledge of a
164 pending property reassessment remodellng that may mcrease the property’s assessed value. or pendlng special
165 assessments,

166 dd. Agreements that brnd subsequent owners of the property. such as a lease agreement or an extension of credit from
167 an electric cooperative.

168 ee. Remodeling, replacements, or repairs affecting the Property’s structure or mechanical systems that were done or
169 additions to the Property that were made during the owner’s period of ownership without the required permits.

170 ff.  Rented items located on the Property or items affixed to or closely associated with the Property.

171 gg. Owner is a foreign person as defined In the Forelgn Investment in Real Property Tax Act in 26 IRC § 1445(f)

172 hh. Other Defects affecting the Property, iricluding, withouit limitation, dratnage easement or grading problems or excessive
173 sliding, settling, earth movement or upheavals.
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235 Additional items which may be added include, but are not limited to: building, construction or component warranties, previous
238 environmental site assessments, surveys, title commitments and policies, maintenance agreements, other contracts relating
237 to the Property, existing permits and licenses, recent financial operating statements, current and future rental agreements,
238 notices of termination and non-renewal, and assessment notices,

239 All documents Seller delivers to Buyer shall be true, accurate, current and complete. Buyer shall keep all such documents
240 confidential and disclose them to third parties only to the extent necessary to implement other provisions of this Offer. Buyer
241 shall return all documents (originals and any reproductions) to Seller if this Offer Is terminated. .

242 m CONTINGENCY SATISFACTION: This contingency shall be deemed satisfied unless Buyer, within _____days ("5" if left
243 blank) after the deadline for delivery of the documents, delivers to Seller a written notice indicating this contingency has not
244 been satisfied. Such notice shall identify which document(s) have not been timely delivered or do not meet the standard set
245 forth for the document(s). Upon delivery of such notice, this Offer shall be null and void, .
248 |:| ENVIRONMENTAL EVALUATION CONTINGENCY: This Offer is contingent upon a qualified independent
247 environmental consultant of Buyer's choice conducting an Environmental Site Assessment of the Property (see lines 274~
248 291), at (Buyer's) (Seller's) expense (“Buyer's” if neither is stricken), which discloses no Defects.

249 NOTE: “Defect” as defined on lines 523-525 means a condition that would have a significant adverse effect on the
250 value of the Property; that would significantly impair the health or safety of future occupants of the Property; or
251 that if not repaired, removed or replaced would significantly shorten or adversely affect the expected normal life
252 of the premises. .

263 For the purpose of this contingency, a Defect is defined to also include a materlal violation of environmental laws, a material
254 contingent liability affecting the Property arising under any environmental laws, the presence of an underground storage
256 tank(s) or material levels of hazardous substances either on the Property or presenting a significant risk of contaminating
256 the Property due to future migration from other properties. Defects do not include conditions the nature and extent of which
257 Buyer had actual knowledge or written notice befora signing the Offer, :

258 w CONTINGENCY SATISFACTION: This contingency shall be deemed satisfied unless Buyer, within days (“30" if
259 left blank) after acceptance, delivers to Seller a copy of the Environmental Site Assessment report and a written notice
260 listing the Defect(s) identified in the Environmental Site Assessment report to which Buyer objects (Notice of Defects).

261 CAUTION: A proposed amendment is not a Notice of Defects and will not satisfy this notice requirement.

262 w RIGHT TO CURE: Seller (shall) (shall not) (“shall’ if neither Is stricken) have a right to cure the Defects.
263 If Seller has the right to cure, Seller may satisfy this contingency by:

264 (1) delivering written notice to Buyer within (“10” if left blank) days after Buyer's delivery of the Notice of
265 Defects stating Seller's election to cure Defects;

266 (2) curing the Defects in a good and workmanlike manner; and

267 (3) delivering to Buyer a written report detailing the work done no later than three days prior to closing.

268 This Offer shall be null and void if Buyer makes timely delivery of the Notice of Defects and written Environmental Site
269 Assessment report and:

270 (1) Seller does not have a right to cure; or

271 (2) Seller has a right to cure but:

272 (a) Seller delivers written notice that Seller will not cure; or

273 (b) Seller does not timely deliver the written notice of election to cure.

274 w ENVIRONMENTAL SITE ASSESSMENT: An “Environmental Site Assessment” (also known as a “Phase | Site Assessment”)
275 may include, but is not limited to: (1) an inspection of the Property; (2) a review of the ownership and use history of the
276 Property, including a search of title records showing private ownership of the Property for a period of 80 years prior to the
277 visual inspection; (3) a review of historic and recent aerial photographs of the Property, if available; (4) a review of
278 environmental licenses, permits or orders issued with respect to the Property (5) an evaluation of results of any
279 environmental sampling and analysis that has been conducted on the Property; and (6) a review to determine if the Property
280 is listed in any of the written compilations of sites or facilities considered to pose a threat to human heatlth or the environment
281 including the National Priorities List, the Department of Nature Resources’ (DNR) Registry of Waste Disposal Sites, the
262 DNR's Contaminated Lands Environmental Action Network, and the DNR’s Remediation and Redevelopment (RR) Sites
283 Map including the Geographical Information System (GIS) Registry and related resources. Any Environmental Site
284 Assessment performed under this Offer shall comply with generally recognized industry standards (e.g. current American
285 Society of Testing and Materlals “Standard Practice for Environmental Site Assessments”), and state and federal guidelines,
286 as applicable.

2a7 CAUTION: Unless otherwise agreed an Environmentai Site Assessment does not include subsurface testing of the
268 soil or groundwater or other testing of the Property for environmental pollution. If further Investigation Is required,
289 insert provisions for a Phase |l Site Assessment (collection and analysis of samples), Phase lll Environmental Site
200 Assessment (evaluation of remediation alternatives) or other site evaluation at lines 625-642 or attach as an
291 addendum per line 668. :

202 INSPECTIONS AND TESTING] Buyer may only conduct inspections or tests if specific contingencies are included as a

203 part of this Offer. An “inspection” is defined as an observation of the Property, which does not include an appraisal or testing
204 of the Property, other than testing for leaking carbon monoxide, or testing for leaking LP gas or natural gas used as a fuel
295 source, which are hereby authorized. A “test” is defined as the taking of samples of materials such as soils, water, alr or

byt
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357 CHECK AND COMPLETE APPLICABLE FINANCING PROVISION AT LINE 358 or 359.

358 FIXED RATE FINANCING: The annual rate of interest shall not exceed _%.

350 ADJUSTABLE RATE FINANCING: The initial interest rate shall not exceed %. The initial interest rate
360 shall be fixed for months, at which time the interest rate may be increased not more than % ("2"if
361 left blank) at the first adjustment and by not more than % (1" if left blank) at each subsequent adjustment.
362" The maximum interest rate during the mortgage term shall not exceed the Initial interest rate plus % (“6" if
383 left blank). Monthly payments of principal and interest may be adjusted to reflect interest changes.

3s4 NOTE: If purchase is conditioned on Buyer obtaining financing for operations or development consider adding a
365 contingency for that purpose. : '
3ss m SATISFACTION OF FINANCING COMMITMENT CONTINGENCY: if Buyer qualifies for the loan described In this Offer
37 or another loan acceptable to Buyer, Buyer agrees to deliver to Seller a copy of a written loan commitment.

368 This contingency shall be satisfied if, after Buyer's review, Buyer delivers to Seller a copy of a written loan commitment
389 {even if subject to conditions) that is: -

370 (1) signed by Buyer; or

371 (2) accompanied by Buyer's written direction for delivery.

s72 Delivery of a loan commitment by Buyer's lender or delivery accompanied by a notice of unacceptability shall not satisfy
373 this contingency.

374 CAUTION: The delivered loan commitment may contaln conditions Buyer must yet satisfy to obligate the lender to
a75 provide the loan. Buyer understands dellvery of a loan commitment removes the Financing Commitment
376 Contingency from the Offer and shifts the risk to Buyer if the loan is not funded. ,

a77 m SELLER TERMINATION RIGHTS: If Buyer does not deliver a loan commitment on or before the Deadline on line 344.
378 Seller may terminate this Offer if Seller delivers a written notice of termination to Buyer prior to Seller's Actual Receipt of
are written loan commitment from Buyer. :

380 m FINANCING COMMITMENT UNAVAILABILITY: If a financing commitment is not available on the terms stated in this
as1 Offer (and Buyer has not already delivered an acceptable loan commitment for other financing to Seller), Buyer shall
382 promptly deliver written notice to Seller of same including copies of lender(s) rejection letter(s) or other evidence of
3g3 unavailability. ’

384 l:l SELLER FINANCING: Seller shall have 10 days after the earlier of:

85 (1) Buyer delivery of written notice of evidence of unavailability as noted in lines 380-383; or

386 (2) the Deadline for delivery of the loan commitment set on line 344 ,

387 to deliver to Buyer written notice of Seller's decision to finance this transaction with a note and mortgage under the same
388 terms set forth in this Offer, and this Offer shall remain in full force and effect, with the time for closing extended accordingly.
s8¢ If Seller’s notice is not timely given, the option for Seller to provide financing shall be considered waived. Buyer agrees to
390 cooperate with and authorizes Seller to obtain any credit information reasonably appropriate to determine Buyer's credit
3s1 worthiness for Seller financing. ‘ .

a2 IF THIS OFFER IS NOT CONTINGENT ON FINANCING COMMITMENT] Within days (7" if left blank) after

383 acceptance, Buyer shall deliver to Seller either: :
384 (1) reasonable written verification from a financial institution or third party in control of Buyer's funds that Buyer has, at
ags the time of verification, sufficient funds to close; or
36 (2)
397 : [Specify documentation Buyer agrees to deliver to Seller],
age If such written verification or documentation is not delivered, Seller has the right to terminate this Offer by delivering written
390 notice to Buyer prior to Seller's Actual Recelpt of a copy of Buyer's written verification. Buyer may or may not obtain
400 mortgage financing but does not need the protection of a financing commitment contingency. Seller agrees to allow Buyer's
401 appraiser access to the Property for purposes of an appraisal. Buyer understands and agrees that this Offer is not subject
402 to the appralsal meeting any particular value, unless this Offer is subject to an appraisal contingency, nor does the right of
403 access for an appraisal constitute a financing commitment contingency.
404 [:I APPRAISAL CONTINGENCY: This Offer is contingent upon Buyer or Buyer’s lender having the Property appraised
405 at Buyer's expense by a Wisconsin licensed or certified independent appraiser who issues an appraisal report dated
405 subsequent to the date stated on line 1 of this Offer, indicating an appraised value for the Property equal to or greater than
407 the agreed upon purchase price.
408 This contingency shall be deemed satisfied unless Buyer, within days after acceptance, delivers to Seller a copy
409 of the appraisal report indicating an appraised value less than the agreed upon purchase prics, and a written notice objecting
410 to the appraised value. '
411 w RIGHT TO CURE: Seller (shall) (shall not) (“shall” if neither is siricken) have the right to cure.
412 If Seller has the right to cure, Seller may satisfy this contingency by delivering written notice to Buyer adjusting the purchase
413 price to the value shown on the appraisal report within days (“5" if left blank) after Buyer’s delivery of the appralsal
414 report and the notice objecting to the appraised value. Seller and Buyer agree to promptly execute an amendment Initiated
415 by either Party after dslivery of Seller's notice, solely to reflect the adjusted purchasa price.

b W%
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476 equivalent gap coverage is not available, Buyer may give written notice that title is not acceptable for closing (see lines 482-
477 489).

478 m DELIVERY OF MERCHANTABLE TITLE: The required title insurance commitment shall be delivered to Buyer’s attomey
478 or Buyer not more than days (“15" if left blank) after acceptance showing title to the Property as of a date
480 no more than 15 days before delivery of such title evidence to be merchantable per lines 454-464, subject only to liens
481 which will be paid out of the proceeds of closing and standard title insurance requirements and exceptions.

482 w TITLE NOT ACCEPTABLE FOR CLOSING: If title is not acceptable for closing, Buyer shall notify Seller in writing of
483 objections to title within days (“15" if left blank) after delivery of the title commitment to Buyer or Buyer's attorney. In
484 such event, Seller shall have days (“15" if left blank) from Buyer's delivery of the notice stating title objections, to
485 deliver notice to Buyer stating Seller's election to remove the objections by the time set for closing. If Seller Is unable to
4ss remove said objections, Buyer shall have five days from raceipt of notice thereof, to deliver written notice waiving the
487 objections, and the time for closing shall be extended accordingly. If Buyer does not waive the objections, this Offer shall
48 be null and void. Providing title evidence acceptable for closing does not extinguish Seller's obligations to give merchantable
489 title to Buyer. . ‘ : :

400 m SPECIAL ASSESSMENTS/OTHER EXPENSES: Special assessments, if any, levied or for work actually commenced
a91 prior to the date stated on line 1 of this Offer shall be paid by Seller no later than closing. All other special assessments
492 shall be paid by Buyer. “Levied” means the local municipal governing body has adopted and published a final resolution
493 describing the planned improvements and the assessment of benefits.

44 CAUTION: Consider a special agreement if area assessments, property owners association assessments, special
495 charges for current services under Wis. Stat. § 66.0627 or other expenses are contemplated. “Other expenses"” are
435 ane-time charges or ongoing use fees for public improvements (other than those resulting in special assessments)
497 relating to curb, gutter, street, sidewalk, municipal water, sanitary and storm water and storm sewer (Including all
498 sewer mains and hook-up/connection and interceptor charges), parks, street lighting and street trees, and impact
490 fees for other public facilities, as defined in Wis. Stat. § 66.0617(1)(f).

500 LEASED PROPERTY] If Property is currently leased and lease(s) extend beyond closing, Seller shall assign Seller's rights
501 under sald lease(s) and transfer all security deposits and prepaid rents thereunder to Buyer at closing. The terms of the
s02 (written) (oral) [STRIKE ONE}lease(s), ifany, are

503

504 - Insert additional terms, if any, at lines 625-642 or attach as an addendum per line 668.
505 | | ESTOPPEL LETTERS: Seller shall deliver to Buyer no later than days (“7" if left blank) before closing, estoppel
506 letters dated within days (“15" if left blank) before closing, from each non-residential tenant, confirming the lease term,

g7 rent installment amounts, amount of security deposit, and disclosing any defaults, claims or litigation with regard to the lease
508 Or tenancy.

9

510 w ACTUAL RECEIPT: “Actual Receipt’ means that a Party, not the Party's recipient for delivery, if any, has the document
511 or written notice physically in the Party’s possession, regardiess of the method of delivery. If the document or written notice
512 is electronically defivered, Actual Receipt shall accur when the Party opens the electronic transmission.

513 m BUSINESS DAY: “Business Day" means a calendar day other than Saturday, Sunday, any legal public holiday under
514 Wisconsin or Federal law, and any other day designated by the President such that the postal service does not receive
515 registered mail or make regular deliveries on that day.

516 w DEADLINES: “Deadlines” expressed as a number of “days” from an event, such as acceptance, are calculated by
517 excluding the day the event occurred and by counting subsequent calendar days. The Deadline expires at Midnight on the
518 last day. Additionally, Deadlines expressed as a specific number of Business Days are calculated in the same manner
s19 except that only Business Days are counted while other days are excluded. Deadlines expressed as a specific number of
s20 "hours” from the occurrence of an event, such as receipt of a notice, are calculated from the exact time of the event, and by
521 counting 24 hours per calendar day. Deadlines expressed as a specific day of the calendar year or as the day of a specific
s22 event, such as closing, expire at Midnight of that day. "Midnight” is defined as 11:59 p.m. Central Time. »

523 m DEFECT: “Defect’ means a condition that would have a significant adverse effect on the value of the Property; that would
524 significantly impair the health or safety of future occupants of the Property; or that if not repalired, removed or replaced would
526 significantly shorten or adversely affect the expected normal life of the premises.

526 m EIRM: “Firm” means a licensed sole proprietor broker or a licensed broker business entity.

527 m PARTY; “Party” means the Buyer or the Seller; “Partles” refers to both Buyer and Seller.

528 m PROPERTY: Unless otherwise stated, “Property” means the real estate described at lines 4-8.

520 INCLUSION OF OPTIONAL PROVISIONS| Terms of this Offer that are preceded by an OPEN BOX ([_]) are part of

530 this Offer ONLY if the box is marked such as with an “X". They are not part of this offer if marked “N/A” or are left blank.
531 [PROPERTY DIMENSIONS AND SURVEYS] Buyer acknowledges that any land, building or room dimensions, or total

532 acreage or building square footage figures, provided to Buyer by Seller or by a broker, may be approximate because of
533 rounding, formulas used or other reasons, unless verified by survey or other means.
534 CAUTION: Buyer should verify total square faotage formula, total square footage/acreage figures, and land,

535 building or room dimensions, if material. PK' /L
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594 estate. The "Amount Realized” is the sum of the cash paid, the fair market value of other property transferred, and the
6e5 amount of any liability assumed by Buyer. g o S C ’ o
596 CAUTION: Under this law if Seller Is a Foreign Person, and Buyer does not pay or withhold the tax amount,-Buyer
537 may be held directly liable by the U.S. Internal Revenue Service for the unpaid tex and a tax lien may be placed
598 Upoh the Property. B ' T : B _
599 Seller hereby represents that Seller is a non-Foreign Person, unless (1) Seller represents Seller is a Foreign Personin a
é0o condition repart incorporated In this Offer per lines 93-95, or (2) no later than 10 days after acceptance, Seller delivers

601 notice to Buyer that Seller is a Foreign Person, in'which cases the provisions on lines 607-609 apply. S

602 IF SELLER IS A NON-FOREIGN PERSON, Seller shall, no later than closing, execute and deliver to Buyer, or a qualified
603 substitute (attorney or title company as stated in IRC § 1445), a sworn certification under penalties of perjury of Seller's
604 nan-foreign status in accordance with IRC § 1445, If Seller falls to timely deliver certification of Seller's non-foreign status,
605 Buyer shall: (1) withhold the amount required to be withheld pursuant to IRC § 1445; or, (2) declare Seller in default of this
ao6 Offer and proceed under lines 571-578. - T e S

607 IF SELLER IS A FOREIGN PERSON, If Seller has represented that Seller is a Foreign Person, Buyer shall withhold the
éos amount required to be withheld pursuant to IRC § 1445 at closing unless the Partles have amended this Offer regarding
g0s amounts to be withheld, any withholding exemption to be applied, or other resolution of this provision. Ce :
10 COMPLIANCE WITH FIRPTA. Buyer and Seller shall complete; execute, and deliver, on or before closing, any instrument,
611 affidavit, or statement needed to comply with FIRPTA, including withholding forms. If withholding is required under IRC §
812 1445, and the net proceeds due Seller are not sufficient to satisfy the withholding required in this transaction, Seller shall
513 deliver to Buyer, at closing, the additlonal funds necessary to satisfy the applicable withholding requirement. Seller also
814 shall pay to Buyer an amount not to exceed $1,000 for actual costs associated with the filing and administration of forms,
615 affidavits, and certificates necessary for FIRPTA withholding and any withhalding agent fees, _

616 Any representations made by Seller with respect to FIRPTA shall survive the closing and delivery of the deed.

817 Firms, Agents, and Title Companies are not responsible for determining FIRPTA status or whether any FIRPTA exemption
618 applies. The Parties are advised to consult with their respective independent legal counsel and tax advisors regarding
619 FIRPTA. : T Do . )

620 |:| SELLER PAYMENT OF COMPENSATION TO BUYER’S FIRM: Seller agrees to pay to Buyer's Firm the amount of
621 (e.g., dollar amount, % of purchase price, etc.), toward Buyer's brokerage
622 fees at closing. Payment made under this provision represents an economic adjustment only and does not create any
623 agency relationship between Buyer's Firm and Seller, and the Parties agree Buyer's Firm Is a direct and intended third party
624 beneficiary of this contract. o . e B o

625 |ADDITIONAL PROVISIONS/CONTINGENCIES]|

626 . . ‘ .
627 Offer Is contingent upon Seller financing as follows: the parties executing a Land Contract at Closiria, substantially in the form of the
28 attached Addendum, to include the following terms: $50,000 non-refundable down payment at Closing, followed by monthly payments

620 of $5,000 beginning on August 1, 2026 and continuing each month thereafter for thirty-six (36) months, together with simple interest
630 atth rate of 4.00% per annum. Buyer shall have the option to extend the balloon payment for one (1) additional year following the initial
631 three-vear term, provided Buyer makes an additional payment fo Seller of $100,000, which shall be applied to the Purchase Prics..

632 .

633
634
835
836
837
638
839
840
641
642 .
643 [TAX DEFERRED EXCHANGE] if this Property is purchased or sold to accomplish an IRC § 1031 Tax Deferred exchange
844 of like-kind property, both Parties agree to cooperate with any documentation necessary to complete the exchange. The
845 exchangor shall hold the cooperating party harmless from any and all claims, costs or liabilities that may be incurred as a
846 result of the exchange. ' ’

s47 |DELIVERY OF DOCUMENTS AND WRITTEN NOTICES] Unless otherwise stated in this Offer, delivery of documents and
e4s written notices to a Party shall be effective only when accomplished by one of the authorized methods specified at lines
848 650-665.

es0 (1) Personal: giving the document or written notice personally to the Party, or the Party's recipient for delivery if named at

651 652 or 653.

852 Name of Seller's recipient for delivery, if any: Danlel Koepke or Kristen Koepke
653 Name of Buyer's recipient for delivery, if any: Heldi Fett







To: Town of Troy Plan Commission
From: The Butterfly Path

Date: May 4, 2026

Re: Certified Survey Map (CSM)

We have included the most recent Certified Survey Map currently on file with the county for
your reference.

At this time, we are not proposing or requesting any changes to the property layout or
configuration to the existing property. The document is being provided strictly for informational
purposes.

In addition, we have included an aerial view of the existing property to give further context and
clarity regarding current conditions on-site.

Please let us know if any additional information or documentation would be helpful as you
review our materials.
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1 conen CERTIFIED SURVEY MAP

PART OF THE NW!/4 OF THE NEI/4. AND THE
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ST. CROIX COUNTY. WISCONSIN
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CERTIFIED SURVEY MAP

PART OF THE NW{/4 OF THE NEI/4 AND THE NE!/4 OF THE NWI|/4
PART OF SECTION 9, T28N. R‘%V{ TOWN SF TROY. ST. CROIX COUNTY
SCONS|

I. LYLE L. ELLIOTT. REGISTERED LAND SURVEYOR S$-1300 DO HEREBY CERTIFY
THAT TO THE BEST OF MY KNOWLEDGE AND BELIEF THiS MAP IS A TRUE AND
CORRECT REPRESENTATION OF PART OF THE NWi/4 OF THE NE|/4 AND PART OF THE
NEI/4 OF THE NWi/4., SECTION 9. T28N, Ri9W. TOWN OF TROY,

ST. CROIX COUNTY. WISCONSIN. AND MORE PARTICULARLY DESCRIBED AS FOLLOWS:

COMMENCING AT THE NORTH QUARTER CORNER SAID SECTION 9. THENCE Si§°25727"W
706.82 FEET TO THE POINT OF BEGINNING:

THENCE N55°3(°03°E 651.90 FEET: THENCE $24°26°43°E 106.8| FEET:
THENCE S48°36°18"E 613.06 FEET: THENCE $527°54°58°E 415.92 FEET:
THENCE S74° 12°42°W 246,16 FEET: THENCE $89° 12°30°W 33.20 FEET:
THENCE NOO® 47°30°W 5.00 FEET: THENCE $89° 12°30°W 900.00 FEET:
THENCE S00°47°307E 10.00 FEET: THENCE SB9® 12°30°W 80.54 FEET:

THENCE NO{°23°32°E 587.22 FEET TO THE POINT OF BEGINNING

SAID PARCEL CONTAINS 8.0l ACRES MORE OR LESS. AND |S SUBJECT TO ANY
EASEMENTS OR RESTRICT{ONS OF RECORD.

| CERTIFY THAT | HAVE FULLY COMPLIED WiTH THE PROVISIONS OF SECTION 236.34
OF THE WISCONSIN REVISED STATUTES AND THE ORDINANCE OF ST. CROIX COUNTY
AND THE TOWN OF TROY IN SURVEYING AND DIVIDING SAME.

THIS SURVEY WAS MADE AT THE REQUEST OF DANJEL SOLBERG
512 CO. HWY FF
HUDSON, WIS, 54016
1-715-386-9612

EACH PARCEL SHOWN ON TH!S MAP IS SUBJECT TO STATE. COUNTY AND

TOWNSHIP LAWS, REGULAT|ONS AND RULES. (i.e. WETLANDS, MINIMUM LOT SIZE
ACCESS TO PARCELS ETC.) BEFORE PURCHASING OR DEVELOPING ANY PARCEL
CONTACT THE ST. CROIX COUNTY ZONING OFFICE FOR ADVICE.

PRIOR TO CONSTRUCTION AND EROS{ON CONTROL PLAND MUST BE SUBMITTED
TO THE COUNTY PLANNING AND ZONING OFFICE ON EACH LOT.

HiGHWAY SETBACK LINE

NO |MPROVEMENTS OR STRUCTURES ARE ALLOWED BETWEEN THE RIGHT-OF -WAY AND THE SETBACK
LINE. IMPROVEMENTS INCLUDE B8UT ARE NOT LIMITED TO SIGNS. PARKING LOTS. PARALLEL
DRIVEWAYS. WELLS. SEPTIC SYSTEMS. DRAINAGE FACILITIES. ECT.. IT {S EXPRESSLY
INTENDED THAT THIS RESTRICTION SHALL CONSTITUTE A RESTRICTION FOR THE BENEFIT OF
THE PUBLIC ACCORDING TO SECTION 236.293. WISCONSiN STATUTES AND SHALL BE
ENFORCEABLE BY THE DEPARTMENT OF TRANSPORTATION. CONTACT THE W|SCONSIN DEPARTMENT
OF TRANSPORTATION DISTRICT OFFICE FOR INFORMATION. THE PHONE NUMBER MAYBE

OBTAINED BY CONTACTING YOUR COUNTY HIGHWAY DEPARTMENT.

ACCESS RESTRICTION

AS OWNER | HEREBY RESTRICT ALL LOTS AND BLOCKS SO THAT NO OWNER POSSESSOR. USER
LICENSEE. OR OTHER PERSONS MAY HAVE ANY RIGHT OF DIRECT VEHICULAR_ INGRESS FROM

OR EGRESS TO ANY HIGHWAY LYING WITHIN THE RIGHT-OF-WAY OF §.T.H. 35

AS SHOWN ON THE LAND D{VISION MAP: }T 1S EXPRESSLY INTENTED THAT TH!S RESTR{CTiON
CONSTITUTE A RESTRICTION FOR THE BENEFIT OF THE PUBLIC AS PROVIDED IN

s.2?$.293. W1SCONSIN STATUTES AND SHALL BE ENFORCEABLE BY THE DEPARTMENT

OR S ASSIGNS.

NOISE NOTE
THiS PROPERTY MAY EXPERIENCE NOICE AT LEVELS EXCEEDING THE LEVELS !N TRANS 405,04

TABLE |. THESE LEVELS ARE BASED ON FEDERAL STANDARDS. OWNERS OF THESE LOTS ARE
RESPONSIBLE FOR ABATING NOISE SUFFICIENT TO PROTECT THESE LOTS.

DEPARTMENT OF TRANSPORTAT!ON
APPROVAL NO. 55-35-3138-2000
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cedar MEMO

corporation - ) )
engineering | architecture | environmental | surveying 715-235-9081

landscape architecture | planning | economic development 920-491-9081
800-472-7372

FAX 920-491-92020

www.cedarcorp.com

DATE: February 25,2026

TO: Town of Troy Plan Commission

FROM: Robert Jones

REGARDING: Farm Plan / Rezone / CSM — Nora and John Bennett — PID 040-1111-50-201

1. BACKGROUND INFORMATION

The applicants, John and Nora Bennett, request Plan Commission review of three coordinated land use actions
for property located at 174 Carlson Lane, approximately 3/4 mile north of Mann Valley Drive:

1. Approval of a Farm Plan under Town Code Chapter 135;
2. Rezoning of the subject property from Exclusive Agricultural (AG) to Agricultural Residential (AG-RES);

and
3. Approval of a Certified Survey Map constituting a minor subdivision.

The subject property is described as Lot 1 of Certified Survey Map recorded in Volume 28, Page 6435,
Document No. 1059499, located in the NE 1/4 of the NW 1/4 of Section 29, T28N, R19W. The current
materials describe the parent parcel as approximately 13.004 acres, including existing Carlson Lane right-of-
way.

The Plan Commission held the rezoning public hearing on March 5, 2026. The applicant’s representative
presented the request as a rezoning from AG to AG-RES in conjunction with a 50/50 Farm Plan and
conservation easement. No public comments were received or made at the hearing.

The current application materials include:

e Rezoning Map & Whole Farm Plan, dated April 17, 2026;

o Certified Survey Map, dated April 17, 2026;

« Draft 50/50 Conservation Easement, dated March 17, 2026; and
o Farm Plan aerial exhibit prepared for Town review.

2. PROPOSAL SUMMARY ‘

The revised application proposes a 50/50 Farm Plan Program Choice for the approximately 13.004-acre
subject property. The submitted Farm Plan identifies three total lots allowed. The proposed CSM creates the

following lots:



Farm Plan / Rezone / CSM — Nora and John Bennett — PID 040-1111-50-201 Page |2

« Lot 2: approximately 6.50 acres, identified as the Farmette Lot;

¢ Lot 3: approximately 2.50 acres, containing the existing residence and accessory buildings at 174
Carlson Lane; and

¢ Lot 4: approximately 4.00 acres, proposed as an additional residential lot.

The proposed lots would all front Carlson Lane. The Farm Plan map and CSM identify requested exceptions to
design standards for lot length-to-width ratio, lot width, and setbacks for the existing buildings.

3. REVIEW COMMENTS — FARM PLAN

Chapter 135 requires a Farm Plan to:
e protect prime agricultural land and open space through permanent conservation;
« direct non-agricultural development to areas less suitable for farming; and

« establish proportionality for residential density and development rights through either the 40/60 or
50/50 Farm Plan option.

The applicants have elected the 50/50 Farm Plan option for the 13.004-acre parent parcel, resulting in one
Farmette Lot and two residential lots.

The draft Conservation Easement is intended to encumber the entire parent parcel and be recorded
concurrently with the CSM. The easement will permanently regulate subdivision potential, permitted uses,
density, further subdivision limitations, and any future use or transfer of development rights.

The easement and CSM should be finalized for consistency with the April 17 Farm Plan layout and should
clearly identify the Farmette Lot, residential lots, applicable further-subdivision restrictions, and any approved
exceptions to design standards.

4. REVIEW COMMENTS — REZONING

A formal public hearing was held on 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.
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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.

5. REVIEW COMMENTS — CSM

We recommend the following revisions to the CSM prior to Town Board action:

1.

Driveway location. No driveway location is shown for the proposed residential lots. The CSM should
either identify a legal driveway location meeting Town access requirements or include a note stating
that the lot is not approved for residential use until a lawful driveway location is approved.

Requested exceptions to design standards. The CSM identifies the following requested exceptions:
a) Setback reduction on Lot 3 to 75-foot front yard and 25-foot side and rear yards;
b) Lot width less than 150 feet for Lots 2 and 4; and
c) Depth-to-width ratio greater than 3:1 for Lots 2 and 4.

Under § 135-12, the Plan Commission and Town Board may consider exceptions to design standards
using the following criteria:

1) consistency with the policies underlying the subdivision standards of Chapter 135 and other
relevant Town policies and ordinances;

2) effect on surrounding property values;

3) effect on the neighborhood, pedestrian and vehicular traffic, and general safety of Town
residents;

4) mitigating topographic features of the specific area where the exception is requested,
measured against the policies and requirements of Chapter 135; and

5) whether conveyance of land for public purposes will result in otherwise substandard lots.
Canservation easement note. The CSM should include the following 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.

Final CSM approval should remain conditioned on approval of the Farm Plan, approval of the rezoning,
final Town Attorney/staff review, and recording of the Conservation Easement concurrently with the

CSM.
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6. POSSIBLE MOTIONS

Farm Plan Recommendation

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

1. The Conservation Easement shall be revised as necessary to match the final CSM and Farm Plan,
including completed legal descriptions for the 50/50 Farm Plan areas and any required exhibits.

2. The Conservation Easement shall be executed by the Grantors and any mortgage holders prior to Town
Board action or recording, as applicable.

3. The Town Chairperson and Clerk/Treasurer are authorized to certify Town approval of the
Conservation Easement and all related Farm Plan documents, subject to final review by Town staff and
the Town Attorney.

Rezoning Recommendation

The Plan Commission held a public hearing on the rezoning request on March 5, 2026. The applicants
presented the request as a rezoning from AG to AG-RES in conjunction with a 50/50 Farm Plan and
conservation easement. No public comments were received or made at the hearing.

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 Town Board approval of the Farm Plan and Conservation Easement.

CSM Recommendation

The Plan Commission finds that the Certified Survey Map dated April 17, 2026, may be approved under
Chapter 135 and recommends approval to the Town Board with the following contingencies:

1. The CSM is revised to include the driveway location for the proposed vacant residential lots.
2. The CSM is revised to include a note referencing the encumbrance of the Conservation Easement.

3. The Plan Commission recommends approval of the following exceptions to design standards identified
on the CSM:

a) Setback reduction on Lot 3 to 75-foot front yard and 25-foot side and rear yards;
b) Lot width less than 150 feet for Lots 2 and 4; and
¢) Depth-to-width ratio greater than 3:1 for Lots 2 and 4.

4. Town Board approval of the Farm Plan and rezoning as described above.
5. Recording of the Conservation Easement concurrently with the CSM.

6. Authorization for the Town Chairperson to sign the CSM on behalf of the Town upon satisfaction of the
conditions of approval.
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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, including final Conservation Easement revisions, CSM notes, driveway-location information, and
requested exceptions to design standards.

7. ATTACHMENTS

April 17, 2026 CSM

Aerial photo site map with topographic contours
Current Zoning / Conservation Easement map
Comprehensive Plan Future Land Use map

Farm Plan

Draft Conservation Easement

o u ke whpe
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4. SITE MAP EXHIBITS #1-4
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Certified Survey Map
Located in the NE 1/4 of the NW 1/4 of Section 29, T28N, R19W,
Town of Troy, St. Croix County, Wisconsin, being Lot 1 of the
Certified Survey Map recorded in Volume 28, Page 6435,
Document Number 1059499,

Surveyor's Certificate

I, Daniel P. Kugel, Professional Land Surveyor, hereby certify that | have surveyed, divided, and
mapped this Certified Survey Map located in the NE 1/4 of the NW 1/4 of Section 29, T28N, R19W,
Town of Troy, St. Croix County, Wisconsin, and is described as follows:

Lot 1 of the Certified Survey Map recorded in Volume 28, Page 6435, Document Number 1059499,

This parcel contains 13.004 acres, more or less, being 566,460 square feet, more or less, including
road right-of-way and 12.644 acres, more or less, being 550,747 square feet, more or less, excluding
road right-of-way. Subject to all easements, restrictions, conditions and covenants of record.

I certify that | have made such survey, land division and Certified Survey Map by the direction of
the owners of said land, that such map is a correct representation of all the exterior boundaries of the
land surveyed and the subdivision thereof made, and that | have fully complied with the provisions of
Chapter 236.34 of the Wisconsin Statutes and the subdivision rules and regulations of St. Croix
County and the Town of Troy in surveying, dividing and mapping the same.

Date: April 17, 2026

T il 72 figd

— Daniel P. Kugel S-2684 Job No. 25-3837
g Yy, Professional Land Surveyor
\\\\\\“\‘ \SCONS‘/ “, Ogden Engineering Company

i
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5* DANIEL P. ﬁ%& River Falls, Wisconsin 54022
H E 5 .

g Ksl'_'g“L H Owners & Subdividers
E RIVER FALLS g John and Nora Bennett
Xy w /J&§ 174 Carlson Lane
%, o River Falls, WI 54022
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St. Croix County Note

Each parcel shown on this map is subject to State, County and Township laws, rules and regulations (i.e.,
wetlands, minimum lot size, access to parcel, etc.). Before purchasing or developing any parcel contact
the St. Croix County Community Development Department and the Town of Troy.

Town of Troy Approval
This map has been approved by the Town of Troy.

Date Town Chairperson

St. Croix County Community Development Department Certificate

Resolved, that this minor land division for John and Nora Bennett, owners, is hereby
approved by the St. Croix County Community Development Department.

Date St. Croix County Community

Development Department Page 2 of 3



Certified Survey Map
Located in the NE 1/4 of the NW 1/4 of Section 29, T28N, R19W,
Town of Troy, St. Croix County, Wisconsin, being Lot 1 of the
Certified Survey Map recorded in Volume 28, Page 6435,
Document Number 1059499,

Owner's Certificate

As owners, we hereby certify that we caused the land described on this Certified Survey
Map to be surveyed, divided and mapped as represented on this Certified Survey Map.

Witness the hand and seal of said owners this day of , 20
John Bennett . : Nora Bennett
State of )
SS
County)
Personally came before me this day of , 20 , the above

named John Bennett and Nora Bennett, to me known to be the same persons
who executed the foregoing instrument and acknowledged the same.

Notary Public, County, (state)

My commission expires

Date: April 17, 2026

Notes

An Exception to Design Standards is being requested for the following:
1. Setback reduction on Lot 3 (75' Front, 25’ sides and rear).

2. Lot width less than 150' for Lot 2 and 4.

3. Depth to Width greater than 3:1 for Lots 2 and 4.

T amild 2 g

\\“\\\u\mmum,,,,,”%
SWSCONg, Daniel P. Kugel S-2684 Job No. 25-3837
s N v Professional Land Surveyor
§ % Ogden Engineering Company
H %/ DANIEL P. \ %% % 1234 South Wasson Lane
g £ River Falls, Wisconsin 54022
] H
% \RWERFALLS, /o § Owners & Subdividers
3 v O§ John and Nora Bennett
"4«;,,1/4’0 surY & 174 Carlson Lane
Mt g™ River Falls, Wl 54022 Page 3 of 3
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5. SUBMITTED FARM PLAN EXHIBIT #5
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6. DRAFT CONSERVATION EASEMENT EXHIBIT #6



CONSERVATION EASEMENT

John A. Bennett, a’k/a John Bennett and Nora C. Bennett, a/k/a Nora Bennett (hereinafter
collectively referred to as “Grantor”) for themselves and their successors and assigns, hereby
grant and convey 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 13.004 acres of the
Grantor’s real property, referred to as “the subject property” and more fully described as follows:

A parcel of land located in the Northeast Quarter of the Northwest Quarter of Section 29,
Township 28 North, Range 19 West, Town of Troy, St. Croix County, Wisconsin;
described as follows:

Lot 1 of Certified Survey Map filed in Volume 28, Page 6435, as Document No.
1059499. Containing 13.004 acres of land more or less.

This parcel contains 13.004 acres, more or less, being 566,460 square feet more or less,
including Carlson Lane 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
actions necessary to enforce these covenants in the manner described herein and
as otherwise permitted by law.




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.

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.

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,
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.

Permitted Uses.

For the duration of this easement, i.e., in perpetuity, the subject property shall be
used exclusively for natural, scenic, wildlife habitat, plant habitat, and
conservation purposes, management and preservation and for the creation of
residential lots on which dwelling units may be built to the densities authorized
herein. Driveways, public road rights of way or easements serving only the
property being encumbered herein, fences, outbuildings (not dwelling units) and
other related structures directly associated with permitted on-site uses are also
allowed. Ultility installations are also permitted for private and public distribution
purposes, provided that all new utility installations shall be enclosed and/or placed
underground. All such development shall remain subject to related state and local
regulations in effect at the time the development occurs. The use or operation of
the subject property for commercial, residential or industrial activities is
specifically prohibited except as such uses or operations are preserved and
authorized herein.

Current level of Use and Future Development Activities Allowed.

The subject property being encumbered by this Conservation Easement is 13.004
acres in size, more or less, consists of consists of open land and grasses and is
currently zoned Exclusive Agricultural. One single-family dwelling with
accessory buildings is located on the that portion of the subject property as
described in Exhibit A, which is incorporated herein by reference. No other
improvements are located on the subject property except for fences and field
roads. No other improvements are located on the subject property except for
fences and a driveway. 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 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. “Development Rights”
are defined for all purposes associated with this easement as the ability to
subdivide real property and create lots for residential purposes 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 in
50% of the area of the subject property as discussed in Section 6.C. and, in
the other 50% of the area of the subject property 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 one dwelling unit per no less than twelve
acres of land, with the understanding that these densities can be increased
with incoming transfers of development rights, as contemplated in
Sections 6.B. and C. herein and as authorized by the SDO. As part of the
re-zoning process, and in conformity with the SDO, Grantor has made a
50/50 Farm Plan Program Choice concerning the subject property.
Grantor and Grantee agree that the areas of the location of the 50% of the
area that can develop at three acre and twelve-acre densities need not be
specifically identified now, and that this conservation easement shall
encumber the entire subject property. The specific location of the 50%
portions of the subject property that can develop at three acre and twelve-
acre densities 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 density
to which 50% of the subject property can be subdivided, (2) the more
limited density to which the other 50% of the subject property can be
subdivided, (3) the maximum number of development rights that can be
transferred into each of the 50% areas of the subject property and (4) the
maximum allowable densities and minimum lot sizes available in each of
the 50% 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 set forth 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
law 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.

First 50% Area; Fewer Development Rights Available. On the first 50%
or 6.502 acres of the subject property, Grantor has the ability to create one
(1) lot, said lot to have a minimum size of twelve acres. This one lot in
this First 50% area shall be encumbered with a perpetual restriction
against further subdivision. All other rights to subdivide this First 50%
area of the subject property are extinguished, in perpetuity.

The First 50% Area required to be identified by this Section 6.B. is hereby
designated and identified as follows:

Part of the NE % of the NW % of Section 29, Township 28 North, Range
19 West, Town of Troy, St. Croix County, Wisconsin, being part of Lot 1
of Certified Survey Map filed in Volume 12, Page 3261, Document No.
1059499, described as follows:

Insert Metes and Bounds Description — Lot 2



C. Second 50% Area; More Development Rights Available. On the second
50% or 6.502 acres of the subject property, Grantor has the ability to
create no more than 1 lot, with such lot to have a minimum size of one
acre. Up to one additional lot may be created in this second 50% area
pursuant to incoming transfer of development rights. Any incoming
transfer of development rights shall be pursuant to a permit, 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
the development rights are transferred. If an incoming transfer into this
Second 50% area is duly authorized, the minimum lot size requirement for
all lots being created in this Second 50% 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 other rights to
subdivide this Second 50% area of the subject property are extinguished,
in perpetuity.

The Second 50% Area required to be identified by this Section 6.B. is hereby
designated and identified as follows:

Part of the NE % of the NW % of Section 29, Township 28 North, Range
19 West, Town of Troy, St. Croix County, Wisconsin, being part of Lot 1
of Certified Survey Map filed in Volume 12, Page 3261, Document No.
1059499, described as follows:

Insert Metes and Bounds Description — Lots 3 and 4

D. 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.

E. 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




authorized incoming transfer of development rights, up to the limits and
densities being established and preserved herein.

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.

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 First
50% 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 ins Section 6.D. herein.

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, minerals and
hydrocarbons from the property by any method.

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.

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.

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
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) (2017-
2018). 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
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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.

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.

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.

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.

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.

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
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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.

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
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.

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: John A. Bennett and Nora C. Bennett
174 Carlson Lane
River Falls, WI 54022

Grantee: Town of Troy
Troy Town Hall
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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.

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.

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.

IN WITNESS WHEREOF, Grantor and Grantee intending to be legally and perpetually bound
hereby, have hereunto set their hands on the dates written below.

(Signatures on following pages)
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GRANTOR:

Date:
John A. Bennett

Date:
Nora C. Bennett

ACKNOWLEDGEMENT
STATE OF WISCONSIN )
) ss.
COUNTY OF ST. CROIX )
Personally came before me this day of , 2026, the above-named John A.

Bennett, 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 ST. CROIX )
Personally came before me this day of , 2026, the above-named Nora C.

Bennett, to me known to be the person who executed the foregoing instrument and acknowledge the same.

, Notary Public
State of Wisconsin
My commission expires:

11



THE CONSERVATION EASEMENT IS HEREBY RATIFIED AND APPROVED BY
GRANTOR’S MORTGAGEE.

RIVER FALLS STATE BANK

By: Date:
Its:
ACKNOWLEDGEMENT
STATE OF WISCONSIN )
) ss.
COUNTY OF )
Personally came before me this day of , 2026, the above-named

, to me known to be the person who executed the foregoing

instrument and acknowledge the same.

, Notary Public
State of Wisconsin
My commission expites:

12



ACCEPTED BY THE TOWN OF TROY

GRANTEE:
Date:
Douglas Rowen, Town Chair
ACKNOWLEDGEMENT
STATE OF WISCONSIN )
COUNTY OF ST. CROIX ; >
Personally came before me this _______ day of , 2026, the above-named

Douglas 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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EXHIBIT “A”

Part of the NE % of the NW V4 of Section 29, Township 28 North, Range 19 West, Town of
Troy, St. Croix County, Wisconsin, being part of Lot 1 of Certified Survey Map filed in Volume
12, Page 3261, Document No. 1059499, described as follows:

Insert Metes and Bounds Description — Lot 3

> X > Home Occupied at 174 Carlson Lane
’ X > Outbuilding
X > Outbuilding
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Certified Survey Map
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