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1 Introduction to NUSA Application

The Town of Windsor and Village of DeForest (the applicants) have unique opportunities to enhance
their economic future; facilitate restoration of regionally-significant environmental corridors; protect
regionally-significant waterways; and advance community recreation and health. Realizing these
opportunities is central to the implementation of each community’s comprehensive plan. In this period
of limited municipal resources, the applicants need to rely on partnerships including those with the
private and non-profit sectors to realize these opportunities. Proposed community amenities like parks,
trail systems, and natural area restoration can be achieved by facilitating nearby land development and
creating additional property value in the community.

In addition, the applicants are seeking a partnership with the Capital Area Regional Planning Commission
(CARPC) to help the communities capture growth opportunities and implement recently adopted and
progressive plans. Some of the lands on which the applicants’ opportunities are envisioned are not
within the current Northern Urban Service Area (NUSA) boundary. Therefore, the purpose of this
application is to propose amendments to the NUSA boundary to facilitate the provision of urban services
to planned growth areas of the applicants in a logical, cost-effective, and environmentally sensitive
manner. During their intergovernmental agreement process, the applicants carefully considered areas
for future development and planned for future expansion to the NUSA to accommodate coordinated
growth within the communities, capitalizing on their visions and unique opportunities.

The application includes two main contiguous geographical areas as depicted in Tables 1.1 and 1.2 and
illustrated on Map A. These areas include the proposed Bear Tree Farms and Bear Tree Windsor

developments and the existing commercial properties adjacent to Reardon Road.

Table 1.1 NUSA Expansion Areas (General)

NUSA Expansion Areas Acres
Bear Tree Farms
Bear Tree Windsor

303.6
Reardon Road Properties 27.1
Windsor Road & Royal View Drive Properties | 17.4
WisDOT ROW (Estimated) 14.6

Total | 362.7




Table 1.2 NUSA Expansion Areas (Detail)

Number of Acres

Number of

Number of

Commercial/

Total Existing Environmental | Existing Housing | Proposed Housing Office Industrial
Proposed Land Use Area Development Corridor Units Units Square Feet Square Feet
Bear Tree Farms
Mixed Use / Flex Commercial 12.1 60 158,100
Mixed Residential (Zero Lot Line, Multi- 213 a1
Family 4-Plex or Apt)
Commercial (0.30 FAR Assumed) 7.5 98,000
Right-of-Way: Pederson Crossing - <3
Boulevard (Estimated)
Right-of-Way: Other (Estimated) 12.6
Intermittent Channel & Wetland 0.3 0.3
SubTotal 59.1 5.3 0.3 301 256,100
Bear Tree Windsor
Single-Family Residential 120.5 324
Zero Lot Line Condominiums 10.8 80
Senior Housing - Life Lease 12.0 110
Multi-Family 3 to 8-Plex 4.0 32
Multi-Family Apartments 2.6 30
Civic 9.7
Commercial (0.30 FAR Assumed) 6.3 82,300
Office (0.30 FAR Assumed) 4.7 61,400
Right-of-Way: Pederson Crossing 57 57
Boulevard (Estimated)
Right-of-Way: Other (Estimated) 31.2
Parks and Open Space 32.5 31.9
Stormwater Management 7.5 7.5
SubTotal| 244.5 2.7 394 576 143,700
Reardon Road Properties
Commercial 17.1 17.1 76,505
Industrial 7.5 7.5 89,135
Right-of-Way (Estimated) 2.5 2.5
SubTotal 27.1 27.1 76,505 89,135
Windsor Road & Royal View Properties
Single-Family Residential 16.4 16.4 7 4
Right-of-Way (Estimated) 1.0 1.0
SubTotal 17.4 17.4 7 4
WisDOT ROW
Hwy 51 & Windsor Road (Estimated) 14.6 14.6
SubTotal 14.6 14.6
TOTAL 362.7 67.1 39.7 7 881 476,305 89,135

The primary development, Bear Tree Windsor, is located in the Town of Windsor. The Bear Tree Farms
development and existing commercial properties adjacent to Reardon Road, which are located outside
of the Town jurisdiction, are included as part of the NUSA application with the support of the Town of
Windsor. In addition, using Windsor Road as the proposed northern boundary for the NUSA application,
the Town of Windsor elected to include the four (4) existing properties along Windsor Road and eight (8)
existing properties along Royal View Drive as part of the application. The lands within the NUSA

expansion:

+ Promote progressive stormwater and water quality standards by infiltrating 100% of the pre-
development “stay on” plus an amount equal to the quantity of potable water utilized by the
development standard for stormwater;

+ Provide unique residential, commercial, office, and recreation opportunities for the Town,

Village, and the region;

+ Implement recently amended Town and Village plans;




+ Promote regional bicycle, pedestrian, and road connectivity;

¢+ Enhance surface water flow and quality within the Upper Yahara River and Token Creek
Watersheds and the Harbison Tributary; and

¢ Address problems with substandard well and septic systems in the Terrace Park subdivision and
Reardon Road Area.

1.1 Special Needs for the NUSA Application

This application acknowledges that CARPC’s land demand projections alone do not warrant expansion of
the NUSA. Specifically, CARPC staff calculates that based on 2035 growth forecasts, the current NUSA
includes an excess of 486.5 acres of developable land over what is projected to be needed to serve
growth through 2035. Prior to 2008; however, CARPC policy offered “a flexibility margin of up to 100%
of the incremental growth area was allowed to provide greater flexibility for the smaller outer urban
service areas.” Within this context, the planned development in the Northern Urban Service Area,
including this proposed amendment, would have been within the parameters of the 2035 growth
forecasts. In addition, CARPC policies and responsible community planning, suggest that any proposed
expansions to an urban service area under such circumstances must demonstrate a special community
need. The applicants support that the NUSA expansion areas fulfill this “special need” criterion by
significantly advancing opportunities put forth in their adopted community plans.

Approval of the NUSA expansion areas will help fill the following special needs:

+ Town investment. The Town’s Community Development Authority has made a $6 million dollar
investment in the Windsor Crossing development located at the southwest corner of Highway
51 and Windsor Road, bordering the west edge of this NUSA expansion area. The Windsor
Crossing development anticipates approximately 400,000 square feet of commercial space
serving the communities. To efficiently market this commercial space, the Town needs
“rooftops” in the immediate vicinity to make it successful, and the proposed 800+ housing units
envisioned for the Bear Tree development will help meet this need.

+ Address substandard septic and well systems. The Town desires to extend public sanitary
sewer and water services to the Bear Tree Windsor development, in part, to make such services
readily available to the residents of the Terrace Park subdivision. There are existing cases of
contaminated wells, making water unsafe for drinking, due to high levels of nitrates.

Property owners in the Village would also benefit from the extension of public sanitary sewer
and water services to the Reardon Road area. According to records obtained from the Madison
and Dane County Public Health Departments, there are several issues with respect to sanitary
waste disposal in the Reardon Road area that support connection of this area to a public sewer
system. These include:

» The former owner of the Royal Recycling at 4197 Reardon Road in 1999 had a new 2,500
gallon holding tank installed for sanitary waste disposal, after the Department determined
that there were no suitable soils for a replacement septic system of any type.

» Ag Systems at 4180 Reardon Road has a holding tank connected to its shop floor drains, due
to the nature of the materials with which the business deals and the limitations of septic
systems to deal with such materials.



» In 2002, a mound septic system was approved for Westland Restoration at 4159 Reardon
Road after the Department determined that soils were unsuitable for a conventional
system.

In addition, Department records identified issues with respect to wells in the area that support
connection of this area to a public water system. These include:

» The Royal Recycling site shares the same water well as the former Plumbing Place site to its
west at 6554 US Hwy 51. These sites are under separate ownership and are divided by the
public Loftus Road.

» In 2003, the Dept. detected nitrate-nitrogen levels in the well for GCR Tire (4160 Reardon
Rd) that exceeded federal and state maximum thresholds (12.1 mg/l found compared to 10
mg/| standard).

Prior NUSA application amendment request. In October of 2006, the Town originally submitted
a NUSA application for Bear Tree Windsor to the Dane County Department of Planning and
Development, Community Analysis and Planning Division. This application was later amended by
the Town in March of 2010. The application was put on hold at the request of CARPC staff in
part to establish connectivity to the existing NUSA, as well as to allow for the intergovernmental
discussions with the Village. With the approval of the Village’s 2010 NUSA application, including
North Towne Trails (formerly known as Bear Tree Commercial), that connectivity was
established. Furthermore, the Town and Village adopted an historic Cooperative Agreement in
2010 which establishes a 30-year boundary, assures orderly development between the
applicants, controls urban sprawl, and maintains the level of public safety services available (see
Appendix A-1). The applicants have also worked collaboratively to amend each community’s
Comprehensive Plan to be consistent with the vision of the Bear Tree development.

Highway 51 reconstruction, address regional transportation needs. The reconstruction of
Highway 51 extends for nearly five miles, where access is limited to the interchanges only.
Because of this, Pederson Crossing Boulevard and North Towne Road will be the primary
collector streets serving lands along Highway 51 between Highway 19 and Windsor Road. One
component of the Highway 51 reconstruction will be to close the existing access to Reardon
Road from Highway 51. The Reardon Road area includes seven (7) existing businesses (one of
which is currently within the NUSA). The Wisconsin Department of Transportation (WisDOT), in
combination with the Town and Village, has developed a proposal for alternative access for the
Reardon Road area property owners. Reardon Road will intersect Pederson Crossing Boulevard
to the east to serve as the collector street extending north to Windsor Road and south to
Highway 19. The construction of Pederson Crossing by WisDOT in 2012 will begin the process of
urbanizing the area. It will be efficient and cost effective for the applicants to install public
sanitary sewer and water services within the Pederson Crossing Boulevard right-of-way before
or during the construction project, which may only be possible with the approval of this NUSA
application.

Furthermore, an underpass will be constructed connecting existing and planned businesses,
neighborhoods, and mixed use areas on either side of Highway 51 for bicyclists, pedestrians,
motorists, and truck traffic. Finally, it is a Village priority to work with neighboring jurisdictions
to promote alternative transportation options in the DeForest area as the area continues to



urbanize. For example, the Village of DeForest, Town of Windsor, and DeForest Area School
District have recently completed a Safe Routes to School planning effort and a variety of grants
for a multi-use trail along the Upper Yahara River.

Development phasing. As part of the Comprehensive Plan, the Village maintains a Growth
Phasing Map. The Bear Tree developers have worked with the applicants on a desired staging
plan for the Bear Tree Farms and Bear Tree Windsor developments. As a result, the Village has
amended its Growth Phasing Map to correspond with the agreed upon staging strategies. The
proposed phasing for the Bear Tree Farms and Bear Tree Windsor developments is illustrated in
Map J. The areas shaded in gray are identified as Phase 1 (Through 2013) and the remainder of
the lands is identified as Phase 2 (2014-2023). In addition, the Bear Tree developers have agreed
to a maximum of 100 housing units per year | the aggregate commencing with year 2012. Any
unused housing units, however, may be carried over into successive years. The build-out of
residential areas as a whole shall occur over a minimum of ten (10) years from the issuance of
the first building permit, not including any residence served by private well or septic system.

Protect and improve surface water flow and quality, especially within the critical Upper
Yahara River and Token Creek Watershed Areas. The applicants take their role as stewards of
the headwaters of these critical waterways seriously. The Village is continuing a progressive
program to manage water quality, flow, and temperature, which involves additional funding and
regulatory approaches. In fact, the Village recently adopted additional erosion control and
stormwater management requirements (see Appendix B) to ensure a level of infiltration to meet
that average annual rainfall and to recharge the groundwater resource to both maintain
waterway flows and temperatures and supply the Village with clean, potable water.

As part of this application and the lands included, the Town has agreed to implement the Village
standards for erosion control and stormwater management. In addition, Windsor’s Token Creek
Conservancy Committee has been diligently working on a Master Plan to protect and enhance
the natural resources available at the Conservancy, Preserve, and Big Hill. The Master Plan will
focus on prioritizing trail locations, management needs, and restoration opportunities. A draft
Master Plan is anticipated to be available for public review in the summer of 2011.

Increase and diversify housing options to strengthen residential property values and grow the
retail and office market. The applicants seek to accommodate different housing types,
densities, arrangements, and costs. The business recruitment advantage of such an effort
relates to adding “rooftops” to support retail growth and management-level housing choices to
support office and research development growth as planned to the south in North Towne Trails
(formerly known as Bear Tree South or Bear Tree Office Research Park). Management-level
housing is in short supply. According to Dane County MLS data, the median sale price of existing
single family houses in the DeForest area (5193,000 in 2009) is lower than those in most other
suburban communities in Dane County, which ranged from $187,000 to $360,000.

In addition, the US population is aging and Senior Housing is in short supply. According to the
Census Bureau, there were roughly 79.6 million people aged 45 to 64 in the US in 2010. Dividing
79.6 million by the 19-year age span results in about 4.2 million people turning 65 per year in
the US (or about 11,500 per day) over the next 19 years. A comparison of the 2009 Dane County
population estimate (491,357) to the 2009 US population estimate (307,006,550) yields a ratio
of 0.0016. Multiplying this ratio by the number of people turning 65 each day in the US results



in an estimate of 18.4 people turning 65 each day (or 6,716 people per year) in Dane County
over the next 19 years.

As a result, there is a great need for housing that caters to aging seniors in Dane County, and the
Bear Tree development is planned and designed to accommodate this trend. 170 units of
dedicated senior housing are planned in Bear Tree Farms and Bear Tree Windsor, but in addition
to this, the Multi-Family Apartments, Multi-Family 3 to 8-plexes, and the Zero Lot Line
Condominiums all offer housing choices conducive to senior living. This includes all 301 planned
units in Bear Tree Farms and 252 units in Bear Tree Windsor, which is 63% of the total units in
both planned areas. In addition, the entire Bear Tree development includes a mix of land uses
connected by sidewalks and trails making it convenient to travel by means other than a motor
vehicle.

Approval of the Bear Tree Farms and Bear Tree Windsor developments will assist in both closing
these gaps and achieving broader community development objectives. While it may seem at
first glance that the Town’s inventory of about 575 approved, yet unbuilt, housing units (as of
August 2011) should be able to accommodate residential demand in the near future, there are
in reality only 82 improved lots available for sale in the Town at this time. Similarly, out of the
Village’s inventory of about 1,457 approved yet unbuilt housing units, only 99 improved lots are
available for sale in the Village. Furthermore, there is very limited senior-only housing available.

Address unmet, fiscally challenging recreational needs. Within its Park and Open Space Plan,
the Village of DeForest has identified a desire for a 5 to 10-acre neighborhood park east of
Highway 51. A new neighborhood park will enable the community to address current recreation
deficiencies for active use fields and improve the ability to attract and retain residents. Families
are more likely to choose to stay in communities where their quality of life needs are met. The
local staff has determined that the proposed neighborhood park within the Bear Tree Windsor
development is a logical location. This proposed park would be a community-wide attraction
serving community-wide needs with preliminary discussions including a lighted adult baseball
diamond and a “dream park” playground facility. The community needs CARPC’'s and the
developer’s assistance to make this neighborhood park a reality. It would not be possible, in the
alternative, for the community to afford the full purchase of this or other comparable land for a
neighborhood park that is wholly funded by debt and repaid by taxes, unless taxes were raised.

Counter-balance lands that have been placed in agricultural preservation and environmental
conservation areas. The Town of Windsor has approximately 16,000 acres of land (85% of the
Town total acreage) in agricultural preservation or environmental conservation areas. The vast
majority of this land is located north of Windsor Road and east of Highway 51 (just north of the
NUSA amendment) and zoned exclusive agriculture. Per the 2010 Cooperative Agreement, this
land will be preserved for the next 30-years. Therefore, it is important for the Town of Windsor
to counter-balance the preservation and conservation practices with areas of urban
development such as the Bear Tree Windsor development. Since the adoption of the Town’s
Comprehensive Plan (May 5, 2005), the Bear Tree Windsor area has been identified by the Town
for residential development of urban densities served by public utilities.

Address prior mistakes in the planning and development of the area. We would appreciate
CARPC's assistance in correcting some past local mistakes that have led to current problems. For
example, the last two decades saw significant residential growth in the community, but the



applicants did not fully address the recreation and transportation needs that these new
residents require. Additionally, impacts of the Highway 51 reconstruction and continued well
issues in the Reardon Road area have prompted the need for redevelopment and more realistic
transportation access that the addition of this particular area to the NUSA will allow. According
to records obtained from the Madison and Dane County Public Health Department, there are
several issues with respect to wells in the area that support connection of this area to public
systems. These include:

» The Royal Recycling site shares the same water well as the former Plumbing Place site to its
west at 6554 US Hwy 51. These sites are under separate ownership and are divided by the
public Loftus Road.

» In 2003, the Department detected nitrate-nitrogen levels in the well for GCR Tire (4160
Reardon Rd) that exceeded federal and state maximum thresholds (12.1 mg/l found
compared to 10 mg/Il standard).

While it is certainly the applicants’ intention to allow lands to develop as indicated in this
application, we realize that not all development areas should be “opened up” at once.
Maintaining flexibility to respond to future market adjustments is critical. As such, proposed
development within the NUSA expansion areas will be phased in such a way to control upfront
investments and to allow the future development pattern, density, and form to change should
future market conditions and preferences change.

1.2 Exchanging Lands in the NUSA

It is reasonable to ask whether some existing lands currently in the NUSA could be removed in exchange
for the proposed additions. The applicants considered several areas and determined their removal from
the NUSA to be infeasible. Inclusion of lands within an urban service area significantly increases the
value of those lands; therefore, removal of lands from an urban service area would be strongly opposed
by affected land owners, particularly given the expected future challenge of restoring lands to the urban
service area once removed. In addition, the Town desires denser development in its NUSA to counter-
balance the vast amounts of land that have been placed in agricultural and environmental conservation
areas. Furthermore, the applicants and land owners have made development commitments within
currently undeveloped areas within the NUSA. Map C illustrates the development areas that were
considered for removal of the NUSA and the current status of each of the areas:

¢+ Windsor Corners: This land, southwest of Windsor Road and Highway CV is platted and zoned
for the development of roadside mixed use (i.e. professional business, service trades, retail) and
18 traditional single family residential units. Construction is now getting underway.

+ Windsor Crossing: This development is in the process of platting and zoning for development to
include regional commercial, mixed residential and traditional single family residential. Plans for
the installation of infrastructure are underway, including the construction of North Towne Road.

+ DeForest Business Park Expansion Area: The DeForest Area Economic Opportunity Study
suggests that DeForest position itself as an incubator for high-tech and bio-agricultural
industries. To advance this opportunity, the Village prepared a strategy report (see Appendix C),
which identifies the DeForest Business Park, on the Village’s northeast side, as DeForest’s
“green” manufacturing center. This site is well suited for bio-based industry based on existing
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development patterns and its adjacency to agricultural and natural preservation areas. As there
are no longer any available sites within the current Business Park, the Village has acquired
additional land for the northern expansion of the Business Park. The Village has also recently
created a Tax Incremental District (TID #6) that includes this Business Park expansion area, plus
a planned redevelopment area at or near the corner of North and Main Streets. This new TID
will creatively utilize increment from new manufacturing development to help promote nearby
mixed-use development at the north edge of the Village’s downtown.

North Towne Corporate Park (North): This land, northwest of the Highway 19/51 interchange, is
zoned for industrial development and was subdivided in 2010 for such use. To assist in this
endeavor, the Village created TID #4 for this area in 2009, and entered an agreement with the
landowner for the installation of required infrastructure starting in 2011. The financial
assistance provided through this TID will be critical to fund both infrastructure for development
and infrastructure associated with the planned Highway 51 underpass, located to the south of
the current NUSA amendment. There are no other vacant lands within the Village that are
planned or appropriate for industrial development aside from North Towne Corporate Park
(North) and the DeForest Business Park manufacturing area.

North Towne Corporate Park (South): This development is platted and zoned for development,
and some public infrastructure has already been installed, including roads, sewer, water, and
private utilities. In 2009, the Village created TID #3 for this area to create a development
incentive and to fund a major north-south collector street. This collector street, called North
Towne Road, will not only provide access within the North Towne Corporate Park, but will also
connect various spots in the Town and Village all the way from Highway V/North Street to
Highway 19 and south to Gander Mountain. This development is now being successfully
marketed for commercial service and retail uses. In summer 2010, Settler’s Bank and UW Health
obtained approvals for new developments in this area; groundbreakings for each occurred in
early September and both are now open for business.

Conservancy Place - Innovation Springs: The Innovation Springs Office/Research Park, on the
Village’s west side, is conceived as a mix of bio-based research, office, and support retail uses.
The business park is a component of a broader mixed-use development, which includes high
quality residential uses and natural resource preservation areas. The project received final
development approvals in the early 2000s. In early 2010, the Village created a TID for this area,
to encourage and promote high quality, sustainable economic development. Today, lots are
actively being marketed for office, research, and related development.

Union Conservancy Park: This small area southwest of the Interstate/Highway 19 interchange is
already platted and zoned for development and public infrastructure has been installed. The
development includes the Wisconsin Laborer’s District Council headquarters. Other lots are
currently being marketed for highway-oriented commercial and office development.

Savannah Brooks: This land, at the southeast corner of the Highway 19/51 interchange, is
owned by a developer who is currently actively developing this land. The developer received
final development approvals in 2006, and has recently reconfigured his development to
incorporate more commercial development lands than originally conceived. In light of the
expanded non-residential emphasis, the Village created a TID for this area in 2009, and Meriter



Clinic has recently opened within Savannah Brooks. In addition, sewer, water, and road
infrastructure are currently being installed.

+ Karow Property: The Karow Property is located southwest of the Highway 51/V intersection.
The owner of that property prepared preliminary development plans for this site in the early
2000s, and the land is in TID #1. However, development has been diverted by significant
stormwater issues that will affect parts of this site and by the impact of Highway 51
reconstruction in this area. The north end of the aforementioned North Towne Road will extend
through this site as part of the Highway 51 project. Expansion and reconstruction of Highway 51
will focus commercial development opportunities on this site because access will be removed
from all other area intersections except Highway V.

+ North Towne Trails Office/Research Park in Bear Tree: This land, northeast of the Highway
19/51 interchange, is planned for general business and office and research uses. This land was
recently added to the NUSA. The developer is working on a Preliminary Development Plan for
approval by the Village of DeForest. In addition, the Joint Water Utility System Study for the
Town of Windsor and Village of DeForest is complete, and the Village will provide water and
sanitary service to this land. Finally, the Village of DeForest has completed TID #7 plan (see
Appendix D) for this area, approved by the Village Board and Joint Review Board in June of 2011.

+ Residential Areas: In addition to the above planned non-residential areas, six planned
residential areas are within the Village. Infrastructure has been installed and housing is already
being marketed in only two of these areas, but development approvals have been provided
within all but the Three Bridges area which was just added to the NUSA in Spring of 2011. For
these reasons, removal of these residential areas from the NUSA was considered impractical.

1.3 Growing Regional Partnerships

The applicants recognize the importance of thinking and acting regionally. The applicants share the
NUSA (and most of the DeForest Area School District) with the Town of Vienna, and a small section of
the Town of Burke. As stated earlier, the applicants recognize their regionally important position near
the headwaters of the Upper Yahara River and Token Creek, which provide source waters for the
Madison area’s chain of lakes. The applicants are also nestled among some of the best farmland in the
state.

As a result of intensive, facilitated intergovernmental discussions, Windsor and DeForest adopted a
historic Cooperative Agreement in 2010. This groundbreaking agreement defines mutually-agreed
timing, locations, and standards for new development near shared community boundaries; long-term
municipal boundary locations; and a progressive, unified approach to farmland preservation. In early
2011 the applicants simultaneously worked to unify their comprehensive plans that included
amendments to each community’s plan which supports the development of the Bear Tree lands. In
addition, the two communities have arrived at full agreement on long-term farmland preservation in the
area east of Highway 51 and north of Windsor Road. The Town is actively pursuing farmland
preservation under the State’s Working Lands Initiative, and recently had the area designated by the
State of Wisconsin as one of only a handful of Agricultural Enterprise Areas. Last, the applicants are
currently working on amendments to the 2010 Cooperative Agreement (see Appendix A-2) based on the
recent amendments to each community’s comprehensive plan and negotiations with the Bear Tree
developer. As the applicants’ discussions evolve, one possible outcome may be the detachment of Bear
Tree Farms area to the Town of Windsor.



The applicants believe that the proposed NUSA expansion areas, and the amenities they provide, will
benefit not only the Town and Village residents but those of surrounding communities. Providing space
for more offices, regional shopping, and commercial and personal services in Windsor and DeForest will
also provide more proximate opportunities for finding work, services, and merchandise for all area
residents. Today, “white collar” jobs are in short supply in the area, and one is challenged to buy basic
goods like a shirt or cup of coffee in the area.

The applicants’ commitment to regional cooperation and solutions is also evidenced by its decision to
participate in CARPC’s Future Urban Development Area (FUDA) process. The applicants promote
CARPC's goals through the FUDA process to protect natural resources, preserve farmland, foster
downtown growth, provide efficient public services, and attain efficiency through higher density
development. With that said, it is the desire of the Town and Village to proceed with the submittal of
this NUSA application prior to the finalization of the FUDA process for the following reasons:

+ Portions of this NUSA application were originally submitted to the Dane County Department of
Planning and Development, Community Analysis and Planning Division by the Town in October
of 2006 and later amended by the Town in March of 2010;

¢+ The development of the Bear Tree lands in the manner envisioned through this NUSA
application is consistent with both communities’ Comprehensive Plans and the 2010
Cooperative Plan, which indicates that development of the Bear Tree lands may proceed if both
communities’” Comprehensive Plans were amended as they have been;

+ The applicants recommend that this NUSA application be included as a future development area
in any locally-conceivable outcome of the FUDA process;

¢+ The proposed May 2012 completion date of the FUDA process is several months later than
initially agreed to by CARPC and local staff in 2010. The process was originally to be completed
by the end of 2011 to coincide with the start of the local governments’ annual review process
for their comprehensive plans. The proposed May 2012 completion date may be an unlikely
deadline as well since CARPC staff is still working on alternative scenarios for review by the
public, committee, and staff; and

+ As mentioned earlier, the applicants agreed to participate as one of two pilot areas for FUDA.
This process has resulted in time and expense for the communities. The applicants would not
think it fair to be penalized for being a pilot.

1.4 Commitment to Smart Growth

This application may raise questions regarding the applicants’ commitment to growth management,
farmland preservation, water quality and stormwater management, and natural resource preservation.
The applicants want to assure CARPC that they are fully committed and have taken a leadership role in
advancing these regional and local goals.

+ Growth Management: The Town of Windsor adopted its Comprehensive Plan in May 2005 and
the Village of DeForest adopted its Comprehensive Plan in August 2006. Each community has
kept its Plan current and vital through annual review processes, strategically considering the
location and type of future land uses and development that may occur within the applicants.
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As part of this process the applicants continues to plan for future expansions to the NUSA
boundary, based on reasonable growth projections, flexibility of providing urban services,
intergovernmental agreements, and other factors. The Village’s envisioned future NUSA
boundary encompasses the proposed NUSA expansion areas.

Farmland Preservation: The applicants acknowledge that development of the proposed NUSA
expansion areas will convert lands that were historically used for farming. The fact is that nearly
all developed and undeveloped soils in the Windsor and DeForest area are of very high quality
for farming.

Farmland preservation continues to be emphasized in the broader DeForest area including a
commitment to long-term agricultural preservation in areas that might otherwise be considered
quite developable. In 2010 the Town of Windsor was one of twelve (12) applicants to receive
State of Wisconsin designation as an Agricultural Enterprise Area (AEA) during the program’s
inaugural year. This “new tool” created by the State Department of Agriculture, Trade and
Consumer Protection (DATCP), along with the Working Lands Initiative, will help protect working
farmland. Windsor’s AEA covers over 11,000 acres of prime farmland, east of Highway 51 and
north of Windsor Road, and has been an integral part of the Cooperative Plan between the
applicants. This new district is a natural complement to the Town’s other agriculture
preservation policies. Through Exclusive Agriculture Zoning, Purchase of Development Rights
(PDR) Program, and comprehensive planning, viable farmland has been identified and protected
by limiting density and preventing encroachment. The vast majority of land in Windsor has been
classified for permanent agriculture preservation. This further helps to identify planned areas
for development, which include the lands within the requested NUSA amendment, while
minimizing development pressure on production oriented land. By maintaining large contiguous
parcels of farmland, the Town is protecting the future of an important economic base and
encouraging investment in agricultural oriented business that will contribute to our local
economy.

In the Town of Windsor, along with the Natural Heritage Land Trust, Dane County, the USDA,
and a local farm family completed the first permanent agricultural conservation easement for
Windsor. This easement protects over 180 acres of high quality production farmland. Under the
agreement, the farm family voluntarily gave up the right to build additional houses on the farm,
permanently protecting the land for farming.

Finally, DeForest is actively seeking to grow bio-based industry through business park
development and uses, helping to provide greater markets for farm products in the region. In
fact, the Village’s planned expansion to the DeForest Business Park will be particularly geared to
attracting additional bio-based industry.

Water Quality and Stormwater Management: The applicants consider the Upper Yahara River,
Token Creek, and their associated watersheds to be invaluable and irreplaceable resources. The
applicants take their role as stewards of these resources very seriously. Each community intends
to ensure that sensitive surface waters, wetlands, and groundwater resources within these
watershed areas are maintained and enhanced.

The applicants recognize that further development within these watersheds is inevitable and, if
properly planned, regulated, phased, and monitored, is economically beneficial to the Town and
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Village and the surrounding communities, and may contribute to the permanent preservation
and enhancement of adjacent and integral natural resources. The applicants understand that
effective water management is essential to the continued health of the watersheds, as it can
neutralize the potential negative effects of new development on surface waters and, in some
cases, reverse negative trends associated with poor or nonexistent water management practices
of the past.

In 2010, the Village adopted progressive revisions to its Erosion Control and Stormwater
Management Ordinance (see Appendix B) for the betterment of the Yahara and Token Creek
watersheds and waterways. The amended ordinance:

» Requires 100% volume control for all developments conditions based on the Average Annual
Rain Series for Madison.

» Encourages the use of low impact design techniques to treat stormwater runoff at its
source.

» Requires groundwater recharge rates to meet or exceed average annual recharge rates as
estimated by the Wisconsin Geological and Natural History Survey in a report titled
“Groundwater Recharge in Dane County, Wisconsin Estimated by a GIS-Based Water
Balance Model.”

» Maintains pre-development peak runoff rates for the 1-year, 2-year, 5-year, 10-year, 25-
year, and 100-year, 24-hour storm events.

» Requires thermal control standards for sites located within the watershed of a DNR-
identified cold water community, or rivers and streams proposed by DNR to be Class |, Il, or
[l trout streams.

» Applies not only to the new developments contemplated under this NUSA expansion
application, but also to other lands already in the urban service area.

Even though a vast majority of the NUSA expansion area is in the jurisdiction of the Town, the
Town and developer supports, and will implement the Village’s amended erosion control and
stormwater management standards as part of this NUSA application. This commitment will
exceed the less-restrictive Dane County standards currently governing the Town.

Natural Resource Preservation: The applicants are committed to the protection of natural
resources (i.e. Token Creek Conservancy) and the development of natural resource-based
infrastructure to benefit residents of the Village, Town, and the region. To better protect and
improve local natural resources, the applicants have adopted numerous ordinances, initiated
numerous local preservation and restoration activities, and engaged residents to raise
awareness and appreciation of the valuable resources.

Approach to the NUSA Application

The remainder of this application is divided into two sections, one for each geographic area proposed
for NUSA expansion. The last section is a collection of maps and appendices, which relate to one or
more of the geographic areas. As might be gathered from this introductory section, the applicants
believe that each of these expansions has merit and satisfies CARPC’s “special need” criterion.
Therefore, we respectfully ask CARPC to approve this application.
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2 Bear Tree Farms & Bear Tree Windsor Area NUSA Amendment Area

2.1 Introduction

The Bear Tree Farms and Bear Tree Windsor developments are owned by PC Farm Holdings Il, LLC, a
limited liability company, owned by Creekside, Inc., Steve Pederson, and Windsor Associates, Ltd. These
proposed NUSA expansion areas encompass 304 acres southeast of Highway 51 and Windsor Road as
illustrated on Map D and E. Lands within this area are envisioned for a mixture of commercial, office,
civic, open space, and residential. Development of this area will advance the applicants’ vision to
achieve well-planned, high quality growth and economic diversification.

The Bear Tree development, including CARPC’s approved NUSA for North Towne Trails formerly known
as Bear Tree Commercial, is a mixed-use, interconnected live, work, and play community that will:

Provide a variety of unique residential options through diverse ‘market niche’ housing;

Drive economic development and area-wide housing demand through job creation;

Provide approximately 92 acres of parks and open space;

Establish about 5 miles of multi -purpose asphalt paths connecting all land uses;

Promote progressive stormwater and water quality standards by infiltrating 100% of the pre-
development “stay on” plus an amount equal to the quantity of potable water utilized by the
development standard for stormwater; and

+ Establish sustainability practices by implementing ‘green’ design standards.

* & & o o

Bear Tree Farms is envisioned as a mixed-use development encompassing 59 acres. This area will:

+ Promote a medium density, pedestrian friendly environment for young professionals and empty
nesters;

+ Create up to 98,000 square feet of neighborhood commercial retail use supporting the needs of
the residents of Windsor and DeForest; and

+ Provide ‘market niche’ housing options which may include zero lot line single family units in
condominium ownership, taxable senior housing for ages 55 and older, multi-family four-plex
units, and multi-family apartments.

Bear Tree Windsor is envisioned as a predominantly mixed-residential development encompassing 244
acres. This area will:

+ Create an energy efficient neighborhood by implementing ‘green’ design standards.

¢+ Blend single family detached units with zero lot line single family units in condominium
ownership, multi-family three to eight-plex units, multi -family apartments, and life-lease senior
housing units for ages 55 and older;

+ Emphasize single family lots, ranging in size from approximately one-third to two-thirds of an
acre, marketing managerial and executive level professionals;

+ Incorporate up to 61,400 square feet of small-scale office use supporting the service needs of
the residents of Windsor and DeForest;

+ Provide significant community park space; and

¢+ Create up to 82,300 square feet of expanded neighborhood commercial space along an
extension of Reardon Road.
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In summary, the expansion of the NUSA and development of the Bear Tree Farms and Bear Tree
Windsor Area will promote:

* & o o

Proper water quality and stormwater management in the Token Creek Watershed;

Energy efficient neighborhoods through “green” design standards;

A variety of unique residential options through diverse “market niche” housing; and

A regional trail network for bicyclists and pedestrians, along with interconnected roads including
Pederson Crossing Boulevard, which will parallel Highway 51 from Highway 19 to Windsor Road.

The Bear Tree Preliminary Development Plan (see Appendix E) provides greater detailed to the overall
vision and character behind the Bear Tree development.

2.2

Existing Environment

The Bear Tree Farms and Bear Tree Windsor developments consist of gently rolling hills with some flat
areas and isolated slopes of between a two (2) and eight (8) percent grade. A majority of the
development is cultivated fields with a small area being used for the raising and boarding of horses. Map
D illustrates the existing land use within and beyond the Bear Tree Farms and Bear Tree Windsor
developments.

Watersheds: The Bear Tree Farms and Bear Tree Windsor developments are located within the
Token Creek and Upper Yahara River Watersheds. The Token Creek Watershed drains into the
Cherokee Marsh. The Upper Yahara River Watershed drains into the Upper Yahara River. Both
watersheds eventually drain into Lake Mendota. As these watersheds are regionally important,
the protection of natural resources in this area is and will continue to be a priority of the
applicants.

Environmental Corridors: Within the Bear Tree Farms and Bear Tree Windsor developments,
there are several proposed environmental corridors. Per CARPC policy, environmental corridors
are continuous systems of open space in urban and urbanizing areas that include
environmentally sensitive lands and natural resources requiring protection from disturbance
and development, and lands needed for open space and recreational use. They are based mainly
on drainage-ways and stream channels, floodplains, wetlands, steep slopes, and other resources
features, and are part of a countywide system of continuous open space corridors.

In Bear Tree Farms, there is an approximate 0.3-acre intermittent channel and small wetland in
the northwest corner of the Bear Tree Farms property. The channel is known as the Windsor
Channel of the Upper Yahara River and runs SW-NE across the corner of the property, but is
mainly contained within the proposed WisDOT right-of-way for Highway 51. The channel and
wetland were delineated by Thompson & Associates on November 15, 2010. Proper CARPC
setbacks from both the channel and wetland will be observed as part of the development of
Bear Tree Farms. Refer to Appendix F for more information and the specific location of the
channel and wetland.

In Bear Tree Windsor there are two existing environmental corridors. The first is a 1.8-acre
woodland area located at the south end of the site that functions as a buffer between the
proposed single family residential uses and the proposed office uses. The second environmental
corridor is a 12.2-acre woodland located along the eastern boundary of Bear Tree Windsor that
functions as a buffer between the proposed Bear Tree Windsor development and the existing
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2.3

Terrace Park development. In addition, there are 18.5-acres of planned parks and open space
and 7.5-acres of stormwater management within the Bear Tree Windsor development. The total
40.3-acres of proposed environmental corridors will be protected and maintained as part of this
NUSA application. There are no floodplains or navigable streams within the proposed NUSA
expansion area.

Soils: The USDA Natural Resources Conservation Services (USDA-NRCS) soils data for the NUSA
expansion area indicates areas of soils (Elburn Silt Loam) that have a NRCS Soil Survey rating of
very limited building site potential for residential units with basements, due to being poorly
drained with a seasonal high groundwater table of one (1) to three (3) feet below the surface.
Through collaboration with the Town and Village, the Bear Tree development team will
investigate the areas identified by USDA-NRCS with seasonal high groundwater table and will
implement a mechanism(s) (i.e. inclusion in stormwater management areas, inclusion in park
and open space areas, restriction on the lowest level elevation, etc.) to be used that will ensure
development in this area will not result in basement flooding induced by groundwater or other
related problems.

Farmland Suitability: The applicants acknowledge that development of the proposed NUSA
expansion areas will convert lands that were historically used for farming. The fact is that nearly
all developed and undeveloped soils in the Town and Village are high quality for farming.

The probability that this land will be viable for farming in the long-term is low. It is designated
on local and County plans for development, owned by development interests, located at an
interchange of two major highways, within one mile of the “triple interstate” (39/90/94), and
contains few physical limitations for development. As stated earlier in this application, the
applicants are committed to farmland preservation in the broader regional area as stated earlier
in this application.

Cultural Resources: There are no known historic structures or archeological resources located in
this proposed NUSA expansion area.

Land Use and Development Pattern

Located in proximity and adjacent to two major highway interchanges along Highway 51 and within one
mile of the Interstate 39/90/94, the Bear Tree development, including CARPC’s approved NUSA for
North Towne Trails formerly known as Bear Tree Commercial, is a mixed-use, interconnected live, work,
and play community that will:

* & o o

Provide a variety of unique residential options through diverse ‘market niche’ housing;

Drive economic development and area-wide housing demand through job creation;

Provide approximately 92 acres of parks and open space;

Establish about 5 miles of multi-purpose asphalt paths connecting all land uses (in addition to
existing and proposed paths west of Highway 51);

Promote progressive stormwater and water quality standards by infiltrating 100% of the pre-
development “stay on” plus an amount equal to the quantity of potable water utilized by the
development standard for stormwater; and

Establish sustainability practices by implementing ‘green’ design standards.
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The following Table 2.1 depicts the total acres by land use by broad type within the Bear Tree Farms and
Bear Tree Windsor developments. The proposed development pattern, including the proposed street
network, is also depicted in Map F.

Table 2.1: Bear Tree Farms & Bear Tree Windsor Expansion Area

Number of Acres Number of Commercial/
Total Existing Environmental | Proposed Housing Office
Proposed Land Use Area Development Corridor Units Square Feet
Bear Tree Farms
Mixed Use / Flex Commercial 121 60 158,100
Mixed Residential (Zero Lot Line, Multi- 213 241
Family 4-Plex or Apt)
Commercial (0.30 FAR Assumed) 7.5 98,000
Right-of-Way: Pederson Crossing 53 53
Boulevard (Estimated) ’ ’
Right-of-Way: Other (Estimated) 12.6
Intermittent Channel & Wetland 0.3 0.3
SubTotal 59.1 5.3 0.3 301 256,100
Bear Tree Windsor
Single-Family Residential 120.5 324
Zero Lot Line Condominiums 10.8 80
Senior Housing - Life Lease 12.0 110
Multi-Family 3 to 8-Plex 4.0 32
Multi-Family Apartments 2.6 30
Civic 9.7
Commercial (0.30 FAR Assumed) 6.3 82,300
Office (0.30 FAR Assumed) 4.7 61,400
Right-of-Way: Pederson Crossing ’7 27
Boulevard (Estimated) ’ ’
Right-of-Way (Estimated) 31.2
Parks and Open Space 32.5 31.9
Stormwater Management 7.5 7.5
SubTotal 2445 2.7 394 576 143,700
TOTAL 303.6 8.0 39.7 877 399,800

Within Bear Tree Farms, the density within the residential areas is 9.01 units/acre. Within Bear Tree
Windsor, the density within the residential areas is 3.83 units/acre. The combination of the two areas
results in a residential density of 4.77 units/acre. Per CARPC staff, the residential density for the NUSA as
calculated in 2000 was 3.7 units/acre. Data for 2010 will not be available until mid-2012.

Map F illustrates the plan concept for the Bear Tree development, including CARPC’s approved NUSA for
North Towne Trails formerly known as Bear Tree Commercial. The plan concept was developed
following a series of local staff meetings, as well as, informational meetings with the respective Plan
Commissions, but may undergo further refinement prior to development approval. For the Bear Tree
Farms expansion area, the plan concept envisions a mixed-use development that will:

+ Promote a medium density, pedestrian friendly environment for young professionals and empty

nesters;
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+ Create up to 98,000 square feet of neighborhood commercial retail use supporting the needs of
the residents of Windsor and DeForest; and

¢ Provide “market niche” housing options which may include zero lot line single family units in
condominium ownership, taxable senior housing for ages 55 and older, multi-family four-plex
units, and multi-family apartments.

For the Bear Tree Windsor area, the plan concept envisions a predominantly mixed-residential
development that will:

+ Create an energy efficient neighborhood by implementing ‘green’ design standards.

+ Blend single family detached units with zero lot line single family units in condominium
ownership, multi-family three to eight-plex units, multi-family apartments, and life-lease senior
housing units for ages 55 and older;

+ Emphasize single family lots, ranging in size from approximately one-third to two-thirds of an
acre, marketed to managerial and executive level professionals;

+ Incorporate up to 61,400 square feet of small-scale office use supporting the service needs of
the residents of Windsor and DeForest;

+ Provide significant neighborhood park space, passive recreational space, and trails; and

+ Create up to 82,300 square feet of expanded neighborhood commercial space along Reardon
Road.

At build-out, the Bear Tree Farms and Bear Tree Windsor developments are projected to generate:

Approximately 338,400 square feet of commercial retail building area;
Approximately 61,400 square feet of office building area;

1,000 full-time equivalent (FTE) jobs for the Windsor/DeForest area; and
About $215 million in new development value.

* & o o

The Bear Tree representatives have calculated projected employment based on projected floor area
ratios, projected building areas based on those ratios, and projected employment density per building
square footage. A projected floor area ratio of 0.30 was used for the commercial retail and office areas.
Given the site area allocated to the different future uses and these floor area ratio assumptions, the
Bear Tree Farms and Bear Tree Windsor developments are expected to yield approximately 338,400
square feet of commercial retail building area and approximately 61,400 square feet of office building
area at build-out.

The projected employment density for both commercial retail and office buildings was estimated at 1
full-time equivalent (FTE) employee per each 400 square feet of building area. This is based on national
industry averages, which appear to bear out in the Dane County market. Based on this assumption, the
commercial retail development area is projected to generate approximately 846 FTE employment
positions and the office development area is projected to generate approximately 154 FTE employment
positions. Therefore, the Bear Tree Farms and Bear Tree Windsor developments at build-out could bring
a total of 1,000 FTE jobs to the Windsor and DeForest area. With the expected part-time employment,
more than 1,500 jobs are anticipated.

The value of the proposed commercial retail and office uses within the Bear Tree Farms and Bear Tree
Windsor developments was projected. Conservatively projected construction values of S80 per square

foot of commercial retail building area and $100 per square foot of office area were used. These are
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consistent with Dane County market figures. Projected values of commercial retail uses are projected to
top $27 million at full build-out. Values of office uses are projected to top $6 million at full build-out.
This will balance out the residential tax base of approximately $182 million.

While full build-out may take decades, the increased property values will greatly contribute to the long-
term economic health of the Town, Village, and the surrounding North Metro area.

2.4 Transportation

The transportation network within the Bear Tree Farms and Bear Tree Windsor expansion area will
follow the transportation recommendations in the applicants’ Comprehensive Plans and Official Maps as
well as design plans for the reconstruction of the Highway 51 freeway and Windsor Road. Highways 51
and 19 and Windsor Road are the arterial roadways that will serve the Bear Tree Farms and Bear Tree
Windsor developments. Existing and planned collector roadways and off-street trails are illustrated on
Map F.

+ Highway 51/Windsor Road: WisDOT and the Village established a State/Municipal Agreement
(SMA) in February 2009 related to state and local responsibilities associated with the Highway
51 reconstruction project, scheduled to begin in 2012. The SMA includes infrastructure
improvements such as the reconstruction of Highway 51 from south of Reardon Road to north
of Highway CV/Grinde Road, the construction of two (2) full diamond interchanges at Windsor
Road and North Street/Highway V/Mueller Road, and the construction of Pederson Crossing
Boulevard and Bear Tree Parkway. The SMA was revised in June 2011. In addition, the applicants
executed an intergovernmental agreement for the cost-sharing of the Highway 51
reconstruction project (see Appendix G).

+ Collector Street System: The primary north-south collector street within the overall Bear Tree
development will be Pederson Crossing Boulevard. Pederson Crossing Boulevard will extend
from Highway 19 north to Windsor Road. South of Highway 19, Pederson Crossing Boulevard
will connect with the primary collector street serving Savannah Brooks. As part of the above
mentioned SMA, WisDOT will construct Pederson Crossing through the NUSA expansion area in
2012 to provide an alternative route for the Reardon Road area businesses and to begin the
process of urbanizing the area. Additional planned collector streets serving the Bear Tree Farms
and Bear Tree Windsor expansion area are illustrated on Map F.

The cross-section for Pederson Crossing Boulevard is illustrated in Figure 2.1. Pederson Crossing
Boulevard will be constructed with two motor vehicle travel lanes with additional 4 foot wide
paved bicycle lanes. Both travel/bicycle lanes will slope toward a depressed center median
planted with native vegetation, which will provide stormwater infiltration. The overall
stormwater management program is described in greater detail later in this application.

-18-



Figure 2.1: Proposed Cross Section for Pederson Crossing Boulevard
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Bike and Pedestrian Access: Pursuant to Town and Village ordinance requirements for Urban
Service Areas, the developer is working with the communities to construct sidewalks, where
feasible, along the collector and local streets. Multi-use paths may be provided in lieu of
sidewalks on one side in certain locations along collector streets where driveway and local road
intersections will be minimal. For example, the developer is working with the Town to propose
multi-use paths as an alternative to sidewalks in Bear Tree Windsor since the typical street
cross-section will be a rural cross-section to accommodate required stormwater management
practices; making the construction of sidewalks less feasible.

As illustrated in Figure 2.1, Pederson Crossing Boulevard will incorporate sidewalks on each side
of the collector street. In addition, Map F depicts the conceptual location of trail network within
the overall Bear Tree development. The proposed multi-use trail will be a ten (10) foot wide
asphalt path. Detailed cross-sections of the multi-use path are included in Appendix E. The
proposed Bear Tree development trail network promotes the applicants’ vision for a regional
trail system. The network is envisioned to provide a local loop as well as connect to areas of
destination and recreation, like Token Creek Park. In addition, in conjunction with the Highway
51 construction project, there will be a bicycle and pedestrian path extending from the Bear
Tree Neighborhood Park to lands west of Highway 51 near Windsor Elementary School.

Town and Village plans and ordinances will require that site and building design plans accommodate the
needs of bicyclists and pedestrians.

2.5

Stormwater Management

Approach to Stormwater Management: The Bear Tree Farms and Bear Tree Windsor
developments are within the Upper Yahara River and Token Creek Watersheds and close to the
Harbison Tributary and Pederson Springs. The applicants recognize that these watersheds and
waterways are of regional significance, and that future state, county, and local efforts need to
be undertaken to enhance and maintain these watersheds and waterways. The position of the
Bear Tree Farms and Bear Tree Windsor developments relative to these resources demands a
proactive strategy for stormwater management. That strategy should focus on flow, sediment,
and temperature controls, with the goals of minimizing impacts on the Upper Yahara River and
Token Creek Watersheds, Harbison Tributary, and Pederson Springs as well as maintaining the
current “water budget” for the area. The applicants strategy for water management is
articulated in the commitments that follow:
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100% stormwater volume control: In an effort to maintain groundwater recharge, the
applicants will require infiltration equal to 100% of the pre-development stormwater
infiltration quantity within the Bear Tree Farms and Bear Tree Windsor developments, as
measured on an annual basis. The applicants already have the developer’s commitment to
this standard.

Additional pumped water infiltration: The applicants will also take the step of requiring
additional infiltration to offset the use of pumped water to further decrease impacts on
groundwater levels in the aquifer. Specifically, for each planned area of residential
development the applicant will provide for additional infiltration averaging 67 gallons of
water per person per day. This calculation represents the makeup of a typical residential
household as 2.7 persons per unit, while multi-family unit size is estimated at 2.25 persons
per unit. The Commercial/Office uses will be accommodated using 469 gallons per acre per
day. In addition to multiple infiltration ponds and small rain gardens, infiltration within
development sites may be increased through techniques like soil amendments, deep tilling
after grading, machinery exclusion areas, and more extensive soil borings to locate potential
regional infiltration sites. In site-specific multi-family developments the accommodation of
this additional stormwater “stay on” requirement may be addressed by the installation of
strategies to decrease water usage of residents including installing water conservation
fixtures or planting native vegetation species which do not require irrigation.

Local groundwater pumping management: The Village will minimize use of wells with
greatest potential impact on groundwater recharge to the Token Creek. This commitment is
based on the 2004 memorandum of understanding between the Village and WisDNR and
more recent groundwater modeling. See the “Water Supply” section later in this application
for more details.

Permanent open space: Approximately 40 acres the Bear Tree Farms and Bear Tree Windsor
development will be permanently preserved in environmental corridor. Further, a minimum
of 20% of each private development site will be required to remain as landscaped surface
area, and at least 50% of this minimum required landscaped surface area will be required to
be covered with native landscaping, such as prairie, savannah, and/or rain gardens for
infiltration of roof water.

Stormwater Management Planning Standards: In addition to normal Village stormwater plan
approval requirements, detailed stormwater management plans for the Bear Tree Farms and
Bear Tree Windsor developments will be submitted to CARPC staff for review and approval prior
to any land disturbing activities. The stormwater plans will meet the following performance
standards:

4

»

A variety of progressive thermal control techniques to minimize thermal impact on the
Token Creek or its Harbison Branch tributary.

Stormwater practices installed prior to other land disturbing activities and these practices
protected from compaction and sedimentation during land disturbing activities, or restored
after land disturbing activities are completed.

At least 80% sediment control provided for up to a one-year storm event.

-20-



» Stormwater quantity management practices to maintain pre-development rates of runoff
for all storms up to and including the 100-year storm.

» Post development “stay-on” must equal or exceed pre-development stay-on on an average
annual basis. (i.e., the “100% stormwater volume control” standard).

» Provisions to facilitate the infiltration of additional water equal to the amount of potable
water that will be pumped to serve the economic development project being contemplated
(i.e., the above “additional pumped water infiltration” standard).

» Deep tilling proscribed for of all already-disturbed open space areas, infiltration areas, and
all areas compacted during construction.

» Stormwater practices and areas either publicly managed, or having perpetual legal
maintenance agreements finalized with the Village.

» Construction phasing indicated to prevent unnecessarily large areas of exposed and
disturbed ground.

On Water Monitoring and Adaptive Management: Within the vicinity of the Bear Tree Farms
and Bear Tree Windsor developments, the applicants will work with WisDNR staff and the
watershed commissions to determine base conditions for flow, temperature, and sediments in
Harbison Tributary and Pederson Springs, and methods for monitoring such conditions over
time, via a memorandum of understanding with WisDNR. The determination of base conditions
and the monitoring approach should recognize that, due to heavy precipitation over the past
several years, groundwater levels are unusually high. The applicants will commit the necessary
funding for regular monitoring in the Harbison Tributary and Pederson Springs areas at least
until 90% of the development sites within the Bear Tree Farms and Bear Tree Windsor
developments are built upon, with less regular reporting thereafter. If impacts are shown, the
applicants will identify nearby areas for possible infiltration offsets, and if necessary, deploy
other corrective measures based on the nature and location of the concern.

Institutionalized Implementation: Future Town and Village approvals of individual land
divisions, rezonings, plats, CSMs, site plans, and other developments in the Bear Tree Farms and
Bear Tree Windsor developments will be conditioned on the above described water
management standards, as is legally practicable. The applicants may institute an overlay zoning
district over the amendment area or require deed restrictions to institutionalize some of these
standards.

Stormwater Management Facilities: As the majority of the Bear Tree Farms and Bear Tree
Windsor developments drain to Token Creek, stormwater management facilities for this
expansion area will be designed to minimize negative thermal or other impacts to Token Creek,
Harbison Tributary, or Pederson Springs. As part of the approved NUSA amendment request for
the North Towne Trails, formerly known as the Bear Tree Commercial area, a Temperature
Urban Runoff Model was commissioned in accordance with modern practices to confirm that
there will be no measurable change in the temperature of the predevelopment run-off versus
post-development run-off. Using the findings of that model, the Bear Tree Farms and Bear Tree
Windsor developments will use similar stormwater treatment devices, such as:
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Detention Ponds are basins in which the outlet is designed to temporarily detain
G.

stormwater runoff. Detention ponds provide sediment control and peak flow attenuation.
Several detention ponds will be located throughout the Bear Tree Farms and Bear Tree
Windsor developments. The conceptual locations of the ponds are illustrated on Maps F and

Infiltration Basins are shallow ponds with engineered or naturally occurring soil that is
suitable for infiltration of stormwater runoff. Infiltration basins will be located downstream

of a pretreatment device, such as a detention pond, if the runoff originates from streets or
parking lots. No pre-treatment is required for runoff from rooftops. A detailed illustration of
a modified infiltration basin that controls for thermal impacts, and that will be a common
design in the Bear Tree Farms and Bear Tree Windsor developments, is depicted.

Figure 2.2: Infiltration Thermal Control Basin
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Infiltration Trenches and Beds, shallow excavations that are filled with coarse stone to
collect and temporarily store runoff until it can infiltrate into the soils, will also be used

wherever possible after pre-treatment devices or to treat rooftop runoff. Infiltration
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trenches will also likely be constructed in the detention ponds and infiltration basins as part



of the outflow control structures. Use of infiltration trenches as outflow control will allow
water to permeate into the soil for low flow events; drain tiles, standpipes, culvert pipes,
and over flow structures will supplement infiltration trenches and beds during larger storm
events.

Heat Reductions via transfers from stone are a secondary benefit when stone is used as a
part of stormwater facilities that are otherwise utilized to control stormwater rate and
promote infiltration. Aside from rock cribs, stone-based structures not previously
mentioned that will likely be used in this development are stone weirs, stone weepers, and
stormwater inlet protection and level spreaders.

Rain Gardens/Bioretention Basins are landscaping features consisting of plants that are
tolerant of wet and dry conditions through which stormwater runoff is filtered. Bioretention
basins typically serve small drainage areas and provide chemical and biological treatment,
sediment control, and peak flow attenuation. During small storm events, stormwater runoff
will pond above the soil layer, filter through the soil/root zone, and then filter into the
native soil. During larger events, the stormwater runoff is diverted to the storm sewer
system. Bioretention basins will be constructed after or protected from the individual lot
development. Rain gardens will be constructed by owners through “green built” guidelines
and incorporated into the overall development design to add functional and aesthetically
pleasing landscaping.

Perforated Storm Sewer Pipes are typical storm sewer pipes and inlets with holes or slots
that allow for the out-seepage of stormwater. These will be installed where likely to be most
effective. The perforated storm sewer network would be designed as a primary tool to
handle large storm events. A secondary stormwater network will be installed below sections
of perforated storm sewer pipes. This secondary network will be constructed of crushed,
washed stone and would rely on the conductivity of the stone to convey the stormwater.
The secondary system would resemble infiltration trenches in functionality but would be
more effective in cooling the stormwater because of the increased depth. Below is a
detailed illustration of perforated storm sewer pipes used along roadways.
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Figure 2.3: Perforated Storm Sewer Pipes within Typical Road Section
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» Grassed Swales will be used to transport stormwater from the streets, culverts, and storm
sewer outlet pipes in order to minimize the use of storm sewer pipes. Stone check dams or
weepers will be utilized in the grassed swales to control the velocity of the runoff and
minimize the channel erosion. The meandering of the grassed swale where possible will also
decrease the velocity of the stormwater and provide a more natural appearance. Where
effective, a secondary storm water network would be installed below the grassed swales.
This secondary network is similar to and likely interconnected with the secondary system
under perforated storm sewer pipes described above.

» Pervious Parking Lot Sections will be utilized on lots where the owner desires to reduce the
impervious percentage or allow stormwater to enter rock cribs located underneath parking
lots.

» Tree Plantings and Retention will aid in the thermal control of the stormwater by providing
shade to pooling waters and pavement in an effort to decrease the heating effect of the sun.
Existing mature trees will be maintained whenever possible; most notably within the
conservancy along the eastern border of the Bear Tree Windsor expansion area.

» Deep Tilling will be done perpendicular to the direction of flow as part of individual site
development. This practice promotes infiltration, slows runoff, and decreases soil loss from
the site.

-24-



2.6

» Stormwater Management Public Education Panels will be placed in public areas within the
Bear Tree development which will educate the public on the different types of stormwater
management facilities implemented in the development and the functionality of those
facilities. Figure 2.4 is a conceptual example of an educational panel.

Stormwater Utility District: The Town of Windsor will own, operate, and maintain a storm
sewer system with the development of Bear Tree Farms and Bear Tree Windsor. Streets with
curb and gutter, storm sewer and other miscellaneous drainage improvements such as inlets,
manholes, detention basins, grassed swales, and ditches will be constructed. There will be a
cost to the Town to fund stormwater management activities and system operation and
maintenance. The Town has to comply with mandated regulations of its stormwater discharge
permit as part of the Town’s membership in the Madison Area Municipal Stormwater
Partnership (MAMSWaP). The Town intends to form a Stormwater Utility District for the Bear
Tree Farms and Bear Tree Windsor developments to fund the expenses of maintaining a
stormwater system.

The Town’s Stormwater Utility District will develop and implement a stormwater management
program for the Bear Tree Farms and Bear Tree Windsor developments. The program would
require a stormwater management plan including the use of computer modeling such as
SLAMM and activities for reduction of the discharge of pollutants in stormwater runoff. The
Stormwater Management Plan would include the following:

Street sweeping and vacuuming

Catch basin cleaning

Water quality detention basins and infiltration basins and maintenance
Leaf and yard waste collection activities

Rain gardens and other infiltration basins

Storm sewer system maintenance

v v v v v Ww

The Town will maintain a detailed map of the developed storm water system. In addition, the
Town will conduct annual inspections of the stormwater facilities, and prepare a Stormwater
Utility District Annual Report which would include:

Status of permit requirements and compliance with schedules
Summary of utility activities

Utility fiscal analysis

Summary of inspections and enforcement actions
Identification of water quality improvements or degradations

v v Vv Vv Vv

Consistency with Community Plans

The Town of Windsor adopted its Comprehensive Plan in May 2005 and the Village adopted its
Comprehensive Plan in August 2006 (see Appendices H and 1). Since that time, each community has kept
its plan current and vital through annual reviews. During the comprehensive planning processes, the
applicants carefully considered the location and type of future land use and development that may
occur within the Town and Village, and in doing so planned a desired location of the future extent of the
NUSA boundary, based on reasonable growth projections, flexibility of providing urban services,
intergovernmental agreements, and other factors. The applicants’ envisioned the future NUSA boundary
encompassing the lands within Bear Tree Farms and Bear Tree Windsor.
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+ Land Use: As depicted on the Town’s amended Future Land Use Map (see Map H) the Bear Tree
Farms and Bear Tree Windsor developments have been designated as “Neighborhood Mixed
Use”, “Mixed Residential”, and “Transition Residential”. These future land use categories are
described as follows:

» “Neighborhood Mixed Use” includes areas well-suited for both commercial, residential and
civic uses due to their locations along well-travelled roadways and high visibility, but also
their proximity to established and planned residential neighborhoods. Development should
be highly pedestrian oriented with commercial building facades and windows located as
close to sidewalks as possible. These are intended to be the inviting, walkable mixed-use
centers in Town that will also include small public spaces. The commercial uses and
structures allowed (retail or office) should be of a smaller, community-serving scale that is
compatible with and complimentary to residential use. Residential can be directly integrated
with commercial uses (residential units above retail for example) where appropriate.
Residential density should not exceed 12 units per acre for any parcel.

» “Mixed Residential” includes traditional neighborhoods which are comprised of a variety of
sewered residential types including single-family, two family, townhomes, apartments, and
senior housing. The district also includes parks, schools and churches. The overall gross
density of this district should range from 4 to 12 units per acre. The minimum lot size is
12,000 square feet unless the Planned Residential District standards are followed (as
described in the Single-Family District). Similar density uses should be located next to and
across streets from each other, with transitions between densities made at rear lot lines.
Land divisions within existing approved subdivision plats are prohibited. Parking areas for
townhomes and apartment style buildings should be located away from view of the public
right-of-way to the greatest degree possible behind or on the side of buildings. Where
parking cannot be located away from public view, landscaping and/or decorative garden
walls should provide screening.

» “Transition Residential” includes traditional single family, detached neighborhoods including
parks, schools, and churches. Also, on a limited basis, small-scale multi-family residential is
appropriate to parallel commercial and multi-family development within the Village of
DeForest to the west. Development should be sewered as it becomes available and the
overall gross density in this district should not exceed 2.5 units per acre including any
limited multi-family units. At least 15% of each development shall remain open space. The
minimum lot size is 12,000 square feet unless standards for Planned Residential
Development (as outlined in the Town Subdivision Code) are followed. Residential lot sizes
must be transitioned and match those of surrounding (existing and planned) developments.

With respect to the Village’s amended Future Land Use Map (see Map 1), the Bear Tree Farms
and Bear Tree Windsor developments have been designated as “Planned Mixed Use,” “Planned
Neighborhood,” and “Mixed Residential”. These future land use categories are described as
follows:

» “Planned Mixed Use” includes a carefully designed blend of Planned Business, Mixed
Residential, Office/Research, and/or Institutional land uses. Mixed Use Centers are intended

as vibrant urban places that should function as community gathering spots.
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Stormwater Management Public Education Example

Figure 2.4
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» “Planned Neighborhood” includes a mix of dominant detached Single-Family Residential
development (minimum of 65% of the dwelling units) with well-designed, limited
components of Two-Family (maximum of 15% of the dwelling units), Mixed Residential
(maximum of 20% of the dwelling units), Institutional, Public Open Space, Neighborhood
Office, and Neighborhood Business uses. These neighborhoods should be connected to
other neighborhoods by a network of paths, sidewalks, and streets that discourage high
travel speeds but still allow access to emergency and maintenance vehicles (e.g. fire trucks
and snow plows).

» “Mixed Residential” includes a variety of residential units focused on multiple family housing
(3+ unit buildings), usually developed at densities that exceed six units per acre, within
current or future Village limits, and served by a public sanitary sewer system. Single-family
detached housing, attached single family residences with individual entries (e.g.,
townhouses, rowhouses), and small public and institutional uses—such as parks, schools,
churches, and stormwater facilities—may also be within this designation.

In addition, the applicants’ respective Plan Commissions passed resolutions that document findings
that this NUSA application is consistent with the Town’s and Village’s Comprehensive Plan (see
Appendices J and K).

+ Housing and Economic Development: As depicted in Figure 2.1, the Bear Tree Farms and Bear
Tree Windsor developments could accommodate an estimated 877 housing units. The housing
units will include single family, zero lot line single family, senior housing, multi-family 4-plex,
multi-family 3- to 8-plex, and multi-family apartment housing types. The average single family
lot will be approximately 16,200 square feet. The mixed residential concept forwards the
provision of affordable housing in the application.

In addition, the Bear Tree Farms and Bear Tree Windsor expansion area would accommodate
significant non-residential development. Approximately 338,400 square feet of commercial
retail use and 61,400 square feet of office use are proposed in this expansion area. Given its
location relative to highway access, proximity to Madison and other north Metro area
communities, this expansion area provides an important economic development opportunity for
Windsor and DeForest.

¢+ Growth Phasing: As part of the Comprehensive Plan, the Village maintains a Growth Phasing
Map. The Bear Tree developers have worked with the applicants on a desired staging plan for
the Bear Tree Farms and Bear Tree Windsor developments. As a result, the Village has amended
its Growth Phasing Map to correspond with the agreed upon staging desires. The proposed
phasing for the Bear Tree Farms and Bear Tree Windsor developments is illustrated in Map J.
The areas shaded in gray are identified as Phase 1 (Through 2013) and the remainder of the
lands is identified as Phase 2 (2014-2023). In addition, the Bear Tree developers have agreed to
a maximum of 100 housing units to be constructed per year over the course of at least ten (10)
years with the commencement of each new phase not to occur until seventy-five (75) percent of
the residential building permits have been issued within the preceding phase.

¢ Cultural Resources: Each community’s Comprehensive Plan promotes the maintenance and
preservation of historical, cultural, and archaeological resources. There are no known historic
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structures or cultural or archeological resources located within the Bear Tree Farms and Bear
Tree Windsor developments per the completed study.

Natural Resources: The applicants’ Comprehensive Plans promote the preservation of
environmental corridors by prohibiting new buildings in wetlands, stream banks, floodplains,
and on slopes greater than 20 percent, and to strongly discourage placement of new buildings
on hydric soils outside of wetlands. Development in the Bear Tree Farms and Bear Tree Windsor
developments will achieve this objective.

Further, the applicants’ Comprehensive Plans recognize the importance of stewardship of Token
Creek and the Upper Yahara River. The water management standards and commitments for this
area progressively advance water quality, quantity, and temperature issues in these critical
watersheds for the region.

Transportation: The transportation components of the Bear Tree Farms and Bear Tree Windsor
developments adhere to the transportation recommendations of the applicants’ adopted
Official Maps and their Comprehensive Plans. The Bear Tree Farms and Bear Tree Windsor
expansion area will include future collector streets and a regional bicycle/pedestrian trail that
would connect the Bear Tree Farms and Bear Tree Windsor expansion area to planned regional
trails.

Intergovernmental Cooperation: The applicants recognize the importance of thinking and acting
regionally. As a result of intensive, facilitated intergovernmental discussions, the Town and
Village adopted a historic cooperative agreement in 2010. This groundbreaking agreement
defines mutually-agreed timing, locations, and standards for new development near shared
community boundaries; long-term municipal boundary locations; and a progressive, unified
approach to farmland preservation. The applicants simultaneously worked to unify their
comprehensive plans. Notably, the two communities have arrived at full agreement on long-
term farmland preservation in the area east of Highway 51 and north of Windsor Road. The
Town is actively pursuing farmland preservation under the State’s Working Lands Initiative, and
recently had the area designated by the State of Wisconsin as one of only a handful of
Agricultural Enterprise Areas. The applicants have agreed to extend the term of the boundary
agreement from 20-years to 30-years. Furthermore, as stated earlier in this application, the
applicants are currently working on amendments to the 2010 Cooperative Agreement based on
the recent amendments to each community’s comprehensive plan and negotiations with the
Bear Tree developer. One proposed outcome may be the detachment of the Bear Tree Farms
area to the Town of Windsor.

Conceptual Boundary Agreement: Through the planning process regarding the Bear Tree
development, the applicants participating in discussions with respect to boundary modifications.
The modifications may be as minor as utilizing the center-line of Pederson Crossing Boulevard as
the new jurisdictional boundary between Windsor and DeForest or as major as de-annexation of
Bear Tree Farms from DeForest to Windsor and Bear Tree Farms becoming the new
jurisdictional boundary. The applicants will provide CARPC with this Agreement upon approval
by each community.
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2.7 Utilities and Service Provisions

The Town offers several municipal services including public sanitary sewer and water service to a
portion of the Town, County police protection, stormwater management, solid waste collection, streets
and public works maintenance, park and open space system, and public schools. Similarly, the Village
offers a full range of municipal services including public sanitary sewer, public water, police and fire
protection, stormwater management, solid waste collection, streets and public works maintenance,
park and open space system, and public schools. The NUSA expansion area will be provided with the full
range of urban services as development occurs. The following information responds to the Bear Tree
Farms and Bear Tree Windsor developments expected effect on these systems.

+ Public Safety: The Bear Tree Farms and Bear Tree Windsor developments are located
approximately 3 miles south of the Town Hall and Public Works Department, and Dane County
Sheriff’s Office for Law Enforcement Services and 3 miles southeast of the Village Hall and Public
Safety Building which houses the DeForest Police Department, the DeForest/Windsor Municipal
Court, and the DeForest Area Fire and EMS District.

The DeForest Area Fire and EMS Department serves the communities of DeForest, Windsor,
Vienna, Leeds, and surrounding communities. The station is staffed between the hours of 6 a.m.
and 10 p.m. on weekdays. The Department consists of over 40 professional volunteers and four
(4) full-time employees. Most Department personnel are cross-trained as Firefighters and
Emergency Medical Technicians (EMTs).

Future police protection for the Bear Tree Windsor area will be provided by the Dane County
Sheriff’s Office for Law Enforcement Services, operating a satellite office in Windsor’s Town Hall.
The Dane County Sheriff’s Office for Law Enforcement Services also provides assistance to the
DeForest Police Department when requested if its officers are available. Unless determined
otherwise by amendments to the 2010 Cooperative Plan, the DeForest Police Department will
provide police protection to the Bear Tree Farms and Reardon Road areas of the NUSA
amendment. If Bear Tree Farms is detached to the Town of Windsor in the future, however,
police protection for that area will be provided by the Dane County Sheriff's Office. DeForest
Police Department is a full service department operating 24 hours a day, seven days a week. The
Department operates under the State statue governing mutual aid, providing assistance to other
departments when requested. In the future, a south satellite station for the Village housing Fire,
EMS and Police services will be added as development along Highways 51 and 19 occurs.

+ Solid Waste Collection: Solid waste collection will be provided to the Bear Tree Farms and Bear
Tree Windsor developments by the Town and Village. The applicants currently contract with
Veolia Environmental Services for residential refuse and recycling collection. Solid waste
collection will be provided for residential dwellings of four (4) units or less through public
contract. Solid waste collection will be provided for commercial and residential of five (5) units
or more through public or private contract.

+ Parks and Open Space: Parkland will be required in the proposed expansion areas to meet Town
and Village requirements under each subdivision ordinance. Per the Village’s Park and Open
Space Plan, a future neighborhood park is planned for the Bear Tree Farms and Bear Tree
Windsor developments. Map F illustrates the conceptual location of this neighborhood park.
This will be a community-wide park serving community-wide needs. Preliminary discussion
includes a lighted adult baseball diamond and a “dream park” playground facility. The
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neighborhood park will be delineated and dedicated at the time the area is platted. The
applicants have begun discussions regarding alternative designs for the current park concept as
illustrated on Map F. The alternative designs may result in the relocation or expansion of the
current park concept. In addition, the overall Bear Tree development proposes approximately 5
miles of multi-use paths that will connect the development to a regional trail system, as well as,
maintaining several natural areas.

Schools: The entire Bear Tree development is within the DeForest Area School District. The
District serves the communities of Hampden, Leeds, Bristol, DeForest, Burke, Windsor, and
Vienna — an area covering 100 square miles. The District operates seven (7) facilities: Holum
Education Center, Eagle Point Elementary, Yahara Elementary, Morrisonville Elementary,
Windsor Elementary, DeForest Middle School, and DeForest High School. The District also
utilizes the DeForest Area Public Library for its alternative education program with the students
counted in the high school.

Residential development within the Bear Tree Farms and Bear Tree Windsor developments
could generate 209 new students. This assumes 0.41 students per single family unit and 0.20
students per multi-family/condominium unit based on the developer’'s past data and
projections. It is based on 707 new housing units which excludes the proposed senior housing.
Students within the expansion area would likely attend Windsor Elementary School, or
potentially a new elementary school in the southern portion of the Village or Town. The
students from this neighborhood would attend the DeForest Middle School and High School.

Sanitary Sewer: Since drainage lines and sub-basin boundaries do not correspond precisely to
the municipal boundaries, coordination between the applicants and Windsor Sanitary District #1
(WSD #1), Madison Metropolitan Sewerage District (MMSD), and other parties for delivery of
the sanitary sewer services is required. Gravity sewers are planned to serve the entire expansion
area. The Bear Tree Farms and Bear Tree Windsor developments will be served by extensions of
existing sewer lines. The proposed expansions to the sanitary sewer service to serve the NUSA
expansion area are depicted on Map K.

The service boundary generally follows existing topography. The actual service boundary will be
determined based on engineering designs of the infrastructure within the development area.
Conceptually, lands shaded in yellow will be served by WSD #1 facility through an extension of
the Runway Sewer which passes through the Town to serve lands in the Bear Tree Farms
development and the northern portion of Bear Tree Windsor development. Lands shaded in
magenta will be served by the Village. Service will be provided to this area through an existing
sewer line along Highway 19, North Towne Road and Bear Tree Parkway. Eventually, sewer
extensions will occur on Pederson Crossing Boulevard and north and east to serve the
remainder of the development area.

All of the proposed expansion area drains to the south and west, ultimately draining toward
Highway 19. A southern extension of Village’s sewer along Highway 19 will serve proposed and
future developments in the Village. All of the proposed sanitary sewer service will be a gravity
flow system.

As development intensifies, the system will likely require an upgrade to accommodate this new
development. The 10” Village sanitary sewer which runs on the south side of Highway 19 from I-
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90/94/39 and Highway 19 interchange to the existing CapWin 24” sanitary sewer will need to be
upgraded to a 24” diameter pipe, provided by the Village.

Both Windsor and DeForest Sanitary District #1 maintain pipes that currently flow into the 15”
MMSD Northeast Interceptor Highway 19 Extension. An upgrade to the 15” MMSD line to
accommodate increased flow may be required depending on actual flow rates generated by
developments. The current capacity of this interceptor has been estimated to be about 10
Million GPD. With the variability in the water usage by commercial developments within the
proposed NUSA expansion area, the actual timing and necessity of this upgrade will be
monitored.

The applicants and WSD #1 are working on a Utility Service Agreement which corresponds with
the description of the utility service described above. The applicants will provide CARPC with
this Agreement upon approval by each community. Sewer lines will be installed under local
roads which are being constructed by WisDOT in 2012 and 2013. Further installation will occur
as development warrants.

Water Supply: The applicants completed a Joint Water Utility System Study in March 2011 that
evaluated the adequacy of existing facilities, future NUSA expansion areas, and projected water
system improvement demands within the DeForest North/South and Windsor service areas.
The Joint Water Utility Study recommended that the Bear Tree development ( all areas included
in this application) be served by existing and new facilities that provide water from both the
Windsor Sanitary District #1 (WSD #1) and the DeForest South systems. The Town, Village, and
WSD #1 have met and agreed on boundaries for which each utility will provide water service
within. The proposed service areas are indicated on Map L. The areas to be served by WSD #1
are shaded in yellow. The areas to be served by the Village are shaded in magenta. Generally,
WSD #1 will provide water service to lands within the Town. The Village will provide water
service to lands within its Village of DeForest Corporate Boundary. Corporate boundary changes,
including the potential detachment of Bear Tree Farms from the Village to the Town, are
presently under negotiations. This action would even more closely align water service
boundaries with corporate boundaries. Interconnections between the WSD #1 and DeForest
South systems will be strategically located such that each system can supplement the other
within the proposed NUSA expansion area. Booster Stations and Pressure Zone Transfer Stations
will be designed such that the systems are compatible and to ensure that the proposed NUSA
expansion area can be adequately served.

A Booster Station and Pressure Zone Transfer Station will be located south of the Highway 51
and Windsor Road intersection in an existing utility easement. A 12” water main will connect to
the Town system at Wolf Hollow Road. The proposed design includes the ability of the Bear Tree
development to serve the Town system and provide backup to the Village service area. The
station will be designed to meet applicable regulatory codes and an acceptable engineering
design criterion for the land uses to be served.

Construction of the booster station at Well No. 5 to serve the Bear Tree development would
include facilities to allow service from the Bear Tree development to feed the DeForest South
system and provide back up to the Town service area. The station will be designed to meet
applicable regulatory codes and an acceptable engineering design criterion for the land uses to
be served.
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As the area develops the construction of an elevated storage tank located in the northeast
corner of in Bear Tree Windsor (Map F) may be required. The elevated storage tank will not be
necessary during the early life of the developments, due to the ability of the Windsor and
DeForest systems to provide redundant service to each of the service areas. Currently, each
system (DeForest and WSD #1) has the capacity to share water in an emergency situation. The
proposed infrastructure will allow for the transfer of water within each system if necessary.

Improvements will be constructed to correspond with development. As the area develops, fire
flow requirements and development locations and layouts will have a bearing on the type and
sequence of facilities. It will be necessary to evaluate each proposed development against the
planning level recommendations made here to determine if certain facilities can be constructed
first and others delayed.

The applicants and WSD #1 are working on a Utility Service Agreement which corresponds with
the description of the utility service described above. The applicants will provide CARPC with
this Agreement upon approval by each community.

To the extent that lands within the USA application area will be served by water from the Village
of DeForest, it is understood that operation of DeForest Well #5 will be done so in the spirit of
the Memorandum of Understanding between the Village of DeForest and the Wisconsin
Department of Natural Resources.

Estimated Sanitary Sewer Flows and Water Demand for NUSA Area: The sanitary sewer flows
and water demand estimates for the NUSA area are shown in Table 2.2. The Joint Water Utility
Study estimated the water demand for the Bear Tree Windsor development at an average of
110,000 gallons/day. Table 2.2 calculated the estimated demand for water at 101,000
gallons/day using operating records from WSD #1. The average single-family residential
household was estimated to be 2.7 persons and the average multifamily household was
estimated to be 2.25 persons. The 2.7 people per household estimate is based on information
supplied by CARPC staff regarding trends in single-family housing. WSD #1 highest average daily
water demand was recorded in 2007. The average residential account used 180 gallons per day,
which is 67 gallons per person per day. NR 110.09 suggests that a value of 60 gallons per day
per person be used when estimating sanitary sewer flows. A sanitary sewer flow of 60 gallons
per person and a water demand of 67 gallons per person was used in estimating water usage for
residential development. The Village’s recently approved NUSA application used 469 gallons per
day per acre, which was viewed by CARPC staff as being a reasonable estimate; therefore, the
469 gallons per day per acre was used to develop the water demand. The sanitary sewer flows
were estimated to be 90% of the calculated water demand. The peaking factors for water
demand are — the peak day is two (2) times the average day and the peak hour is two (2) times
the peak day. The sanitary sewer flow peaking factor from NR 110, Table 2 is 3.5 times the
average flow.

The proposed water system will provide fire flows of 2,000 gallons per minute. The estimated
average day water demand for the NUSA application area is 151,000 gallons per day. The peak
day is estimated to be 302,000 gallons per day and the peak hour water demand is estimated to
be 604,000 gallons per day. The average day sanitary sewer flow is estimated to be 135,000
gallons per day, with a peak flow of 472,500 gallons per day.
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Table 2.2: Estimated Sanitary Sewer and Water Flows for NUSA Area

Number of Acres Number of Number of Commercial/ Water Sewer
Total Existing Existing Housing | Proposed Housing Office Industrial Demand Flow
Proposed Land Use Area Development Units Units Square Feet | Square Feet | Gallons/Day | Gallons/Day
Bear Tree Farms
Mixed Use / Flex Commercial 12.1 60 158,100 9,045 8,100
Mixed Residential (Zero Lot Line, Multi-

Family 4-Plex or Apt) 213 241 36,331 32,535
Commercial (0.30 FAR Assumed) 7.5 98,000 3,518 3,166
Right-of-Way: Pederson Crossing 53 53

Boulevard (Estimated)
Right-of-Way: Other (Estimated) 12.6
Intermittent Channel & Wetland 0.3
SubTotal 59.1 5.3 301 256,100 48,893 43,801
Bear Tree Windsor
Single-Family Residential 120.5 324 58,612 52,488
Zero Lot Line Condominiums 10.8 80 12,060 10,800
Senior Housing - Life Lease 12.0 110 16,583 14,850
Multi-Family 3 to 8-Plex 4.0 32 4,824 4,320
Multi-Family Apartments 2.6 30 4,523 4,050
Civic 9.7
Commercial (0.30 FAR Assumed) 6.3 82,300 2,955 2,659
Office (0.30 FAR Assumed) 4.7 61,400 2,204 1,984
Right-of-Way: Pederson Crossing 27 2.7
Boulevard (Estimated)
Right-of-Way: Other (Estimated) 31.2
Parks and Open Space 325
Stormwater Management 7.5
SubTotal| 2445 2.7 576 143,700 101,760 91,151
Reardon Road Properties
Commercial 17.1 17.1 76,505 8,020 7,218
Industrial 7.5 7.5 89,135 3,518 3,166
Right-of-Way (Estimated) 2.5 2.5
SubTotal 27.1 27.1 76,505 89,135
Windsor Road & Royal View Properties
Single-Family Residential 16.4 16.4 7 4 724 648
Right-of-Way (Estimated) 1.0 1.0
SubTotal 17.4 17.4 7 4
WisDOT ROW
Hwy 51 & Windsor Road (Estimated) 14.6 14.6
SubTotal 14.6 14.6
TOTAL| 362.7 67.1 7 881 476,305 89,135 150,653 134,952

+ Proposed Interconnection of the Windsor and DeForest Water Utilities: As stated in the
application, the WSD #1 and the Village are planning on interconnecting their water systems.
The propose interconnection is planned to be at the intersection of Reardon Road and Pederson

Figure 2.5 and Figure 2.6 illustrate the water utility connection and the

Crossing Boulevard.

valve schematic.
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Figure 2.5: Proposed

Water System Interconnection
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3 Reardon Road Area NUSA Amendment Area

3.1 Introduction

The properties along Reardon Road are occupied by various businesses including: A+ Storage DeForest,
LLC; AG Systems, Inc.; GCR Tire Center; a vacant building formerly occupied by The Plumbing Place, Inc.;
Royal Recycling, Inc.; West Land Restoration, Inc.; and Circle B, Inc. (which is currently within the NUSA).
The proposed NUSA expansion area encompasses approximately 27.1 acres along Reardon Road directly
east of Highway 51 as illustrated on Maps D and E. All six properties within the Reardon Road area are
developed including commercial, agri-business, and industrial uses.

The Village envisions redeveloping the Reardon Road area with high-quality indoor retail, commercial
service, office and institutional land uses. Some redevelopment will be required — ideally on public
sanitary sewer and water systems — to achieve this land use vision and to address current substandard
septic and well systems as mentioned earlier in this NUSA application.

3.2 Existing Environment

These properties are currently developed with buildings, parking, and outdoor storage areas. Map D
illustrates the existing land use within and beyond the Reardon Road area.

+ Watersheds: The proposed NUSA expansion area is split between the Token Creek and Upper
Yahara River Watersheds. The Token Creek Watershed drains into the Cherokee Marsh. The
Upper Yahara River Watershed drains into the Upper Yahara River. Both watersheds eventually
drain into Lake Mendota. As these watersheds are regionally important, the protection of
natural resources in this area is and will continue to be a priority of the applicants.

+ Environmental Corridors: There are no environmental corridors, floodplains, wetlands, or
navigable streams within the Reardon Road area.

+ Soils/Farmland Suitability: There are no known soil limitations for the Reardon Road area. In
addition, this area is already developed and therefore will not convert any farmland.

¢ Cultural Resources: There are no known historic structures or archeological resources located in
the Reardon Road area.

3.3 Land Use and Development Pattern

The uses along Reardon Road have long been a contributor to the surrounding community’s economy
through a mix of business and agri-business. These parcels are currently developed, but may transition
in the future if redevelopment occurs according to the Village’s vision. The properties have recently
been incorporated within a new Village Tax Incremental Finance District (TID #7), both to facilitate
reinvestment in the area and to fun necessary sanitary sewer and water system improvements.

The following Table 3.1 depicts the total acres by land use by broad type within the Reardon Road area.
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Table 3.1: Reardon Road Expansion Area

Number of Acres Commercial/
Total Existing Environmental Office Industrial
Proposed Land Use Area Development Corridor Square Feet Square Feet
Commercial 17.1 17.1 76,505
Industrial 7.5 7.5 89,135
Right-of-Way (Estimated) 2.5 2.5
TOTAL 27.1 27.1 76,505 89,135

3.4

Transportation

The transportation network within the Reardon Road area will follow the transportation
recommendations in the applicants’” Comprehensive Plans and Official Maps as well as design plans for
the reconstruction of Highways 51.

3.5

Collector Street System: As a component of the Highway 51 freeway reconstruction project,
WisDOT will close access to Reardon Road from Highway 51. The Highway 51 project will result
in almost 5 miles where access is restricted except at interchanges. The Reardon Road area
includes seven (7) existing businesses (one of which is currently within the NUSA). This closure
would extend the no-access, freeway segment of Highway 51 from south of Highway 19 all the
way north through the Town and Village. WisDOT, in combination with the Town and Village,
has developed a proposal for alternative access for the Reardon Road area. Reardon Road will
intersect Pederson Crossing Boulevard to the east (new north-south road). Pederson Crossing
Boulevard will serve as a collector street extending north to Windsor Road and south to Highway
19.

Bike and Pedestrian Access: No trails or paths exist or are planned for Reardon Road at this
time, but this area will be directly adjacent to trails planned for the Bear Tree development, and
redevelopment proposals may accommodate both bike and pedestrian access.

Stormwater Management

Approach to Stormwater Management: The Reardon Road area is within the Upper Yahara
River and Token Creek Watersheds and close to the Harbison Tributary and Pederson Springs.
The applicants recognize that these watersheds and waterways are of regional significance, and
that future state, county, and local efforts need to be undertaken to enhance and maintain
these watersheds and waterways. The position of the Reardon Road area relative to these
resources demands a proactive strategy for stormwater management that is engaged when
redevelopment and expansion plans are proposed.

Any redevelopment of the Reardon Road area will be in accordance with the Village’s Erosion
Control and Stormwater Management Ordinance. The ordinance:

» Requires measures to retain soil particles greater than 20 microns (40% reduction) resulting
from a one-year 24-hour storm event.

» Encourages the use of low impact design techniques to treat storm water runoff at its
source.
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» Requires thermal control standards for sites located within the watershed of a DNR-
identified cold water community, or rivers and streams proposed by DNR to be Class |, Il, or
[l trout streams.

» Requires land disturbances for commercial and industrial uses include storm water
management measures that treat the first 0.5 inches of runoff with the best oil and grease
removal technology available.

» Applies not only to the new land disturbances contemplated under this NUSA expansion
application, but also to other lands already in the urban service area.

Also, new development and expansion plans in the Reardon Road area will be in accordance with
the Village’s Erosion Control and Stormwater Management Ordinance. The ordinance:

» Includes all the previously listed ordinance requirements of redevelopment.

» Requires measures to retain soil particles greater than 5 microns (80% reduction) resulting
from a one-year 24-hour storm event.

» Requires 100% volume control for all developments conditions based on the Average Annual
Rain Series for Madison.

» Requires groundwater recharge rates to meet or exceed average annual recharge rates as
estimated by the Wisconsin Geological and Natural History Survey in a report titled
“Groundwater Recharge in Dane County, Wisconsin Estimated by a GIS-Based Water
Balance Model.”

» Maintains pre-development peak runoff rates for the 1-year, 2-year, 5-year, 10-year, 25-
year, and 100-year, 24-hour storm events.

» Applies not only to the new land disturbances contemplated under this NUSA expansion
application, but also to other lands already in the urban service area.

+ Overview of Stormwater Management Facilities: Currently there are no existing stormwater
management facilities within the Reardon Road area. When redevelopment and expansion
occurs, additional stormwater management measures for the Reardon Road area will be
undertaken on a site-by-site basis, pursuant to Village ordinances. Such measures may include,
but not be limited to, detention ponds, infiltration basins, infiltration trenches and bends, rain
gardens/bioretention basins, perforated storm sewer pipes, grassed swales, pervious parking,
and tree plantings and retention.

3.6 Consistency with Community Plans

The Town of Windsor adopted its Comprehensive Plan in May 2005 and the Village adopted its
Comprehensive Plan in August 2006 (see Appendices H and 1). Since that time, each community has kept
its plan current and vital through annual reviews. During the comprehensive planning processes, the
applicants carefully considered the location and type of future land use and development that may
occur within the Town and Village, and in doing so planned a desired location of the future extent of the
NUSA boundary, based on reasonable growth projections, flexibility of providing urban services,
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intergovernmental agreements, and other factors. The applicants’ envisioned the future NUSA boundary
encompassing the lands within the Reardon Road area.

+ Land Use: As depicted on the Village’s amended Future Land Use Map (see Map 1), the land
intended for development within this area has been designated as “Planned Commercial” which
is described as follows:

» “Planned Commercial” includes high-quality indoor retail, commercial service, office,
healthcare, and institutional buildings on sites with generous landscaping, modest lighting,
and limited signage.

In addition, the Village’s plan commission passed a resolution that documents findings that this
NUSA application is consistent with the Village’s Comprehensive Plan (see Appendix K).

+ Housing and Economic Development: No housing exists or is planned for the Reardon Road
area. This area will instead continue to serve the community in a business and economic
capacity. There is approximately 89,000 square feet of business and industrial buildings in the
Reardon Road area. There are no immediate redevelopment plans, but this area may transition
in the future according to the “Planned Commercial” future land use designation.

+ Growth Phasing: The Reardon Road area is currently developed; however as market conditions
permit, and following the Village’s vision of its Comprehensive Plan and TID #7, this area is likely
to redevelop over time.

¢ Cultural Resources: Each community’s Comprehensive Plan promotes the maintenance and
preservation of historical, cultural, and archaeological resources. There are no known historic
structures or cultural or archeological resources located within the Reardon Road expansion
area.

+ Natural Resources: The applicants’ Comprehensive Plans promote the preservation of
environmental corridors by prohibiting new buildings in wetlands, stream banks, floodplains,
and on slopes greater than 20 percent, and to strongly discourage placement of new buildings
on hydric soils outside of wetlands. None of these features exist in the Reardon Road area.

Further, the applicants’ Comprehensive Plans recognize the importance of stewardship of Token
Creek and the Upper Yahara River. The water management standards and commitments for this
area progressively advance water quality, quantity, and temperature issues in these critical
watersheds for the region.

+ Transportation: No new roads are being proposed within this area. As stated earlier in this
application, the Wisconsin Department of Transportation (WisDOT), in combination with the
Town and Village, has developed a proposal for alternative access for the Reardon Road area
property owners. Reardon Road will intersect Pederson Crossing Boulevard to the east to serve
as the collector street extending north to Windsor Road and south to Highway 19. The Bear Tree
Farms and Bear Tree Windsor developments will include future collector streets and a regional
bicycle/pedestrian trail that will serve the Reardon Road area.
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Furthermore, Reardon Road is a rural cross section road that is in fair-to-poor condition. The
addition of these lands to the NUSA and to the new TID #7 will facilitate needed public utility
and road improvements in this area.

3.7 Utilities and Service Provisions

The Village, in conjunction with overlapping and adjacent districts, offers a full range of municipal
services including public sanitary sewer, public water, police and fire protection, stormwater
management, solid waste collection, streets and public works maintenance, park and open space
system, and public schools. As needed, the Reardon Road area will be provided with the full range of
urban services. The following information responds to the Reardon Road area expected effect on these
systems.

+ Public Safety: The Reardon Road expansion area is located just over 3 miles southeast of the
DeForest Public Safety Building. Built in 1998, the single story Public Safety Building in
downtown DeForest houses the DeForest Police Department, the DeForest/Windsor Municipal
Court, and the DeForest Area Fire and EMS District.

The DeForest Area Fire and EMS Department serves the communities of DeForest, Windsor,
Vienna, Leeds, and surrounding communities. The station is staffed between the hours of 6 a.m.
and 10 p.m. on weekdays. The Department consists of over 40 professional volunteers and four
(4) full-time employees. Most Department personnel are cross-trained as Firefighters and
Emergency Medical Technicians (EMTs).

Unless determined otherwise by amendments to the 2010 Cooperative Plan, the DeForest Police
Department will provide police protection to the Bear Tree Farms and Reardon Road areas of
the NUSA amendment. The DeForest Police Department is a full service department operating
24 hours a day, seven days a week. The Department operates under the State statue governing
mutual aid, providing assistance to other departments when requested. In the future, a south
satellite station for the Village housing Fire, EMS and Police services will be added as
development along Highways 51 and 19 occurs.

+ Solid Waste Collection: Solid waste collection will be provided to the Reardon Road area by the
Village. The Village currently contracts with Veolia Environmental Services for residential and
commercial uses through public contract. Solid waste collection may also be provided for
commercial uses through a private contract.

+ Parks and Open Space: The Reardon Road area consists of commercial and industrial uses and is
envisioned in the long-term as retail, commercial, office, and institutional uses. Because the
property will not contain residential uses, no park land is required as a component of
redevelopment. Open space will be maintained per Village Zoning Ordinance.

+ Schools: The properties are within the DeForest Area School District; however, no residential
uses exist or are planned for the area.

+ Sanitary Sewer: Since drainage lines and sub-basin boundaries do not correspond precisely to
the municipal boundaries, coordination between the Town, Village, Windsor Sanitary District #1,
Madison Metropolitan Sewerage District (MMSD), and other parties for delivery of the sanitary
sewer services is required. The NUSA expansion areas will be served by three (3) sewer lines —a

-41-



Runway Sewer, Bear Tree Parkway sewer, and Highway 19 sewer. The conceptual construction
and/or expansions to these sanitary sewer lines are depicted on Map K.

The majority of the Bear Tree Windsor development, portions of North Towne Trails, and the
Reardon Road properties (when substandard septic systems require replacement) are planned
to be served by the construction of the Bear Tree Parkway sewer. According to records obtained
from the Madison and Dane County Public Health Department, there are several issues with
respect to sanitary waste disposal in the area that support connection of this area to a public
sewer system. These include:

» The former owner of the Royal Recycling at 4197 Reardon Road in 1999 had a new 2500
gallon holding tank installed for sanitary waste disposal, after the Department determined
that there were no suitable soils for a replacement septic system of any type.

» Ag Systems at 4180 Reardon Road has a holding tank connected to its shop floor drains, due
to the nature of the materials with which the business deals and the limitations of septic
systems to deal with such materials.

» In 2002, a mound septic system was approved for Westland Restoration at 4159 Reardon
Road after the Department determined that soils were unsuitable for a conventional
system.

Sewer lines will be installed under local roads which are being constructed by WisDOT in 2012
and 2013. Further installation will occur as development warrants.

Water Supply: The applicants recently completed a Joint Water Utility System Study in March
2011 (see Appendix L) that evaluated the adequacy of existing facilities, future NUSA expansion
areas, and project water system improvement demands within the DeForest North, South, and
Windsor service areas. As redevelopment, expansion, or the failing of wells in this area occurs,
the Village plans to serve this area through its DeForest South system.

According to records obtained from the Madison and Dane County Public Health Department,
there are issues with respect to wells in the area that support connection of this area to a public
water system. These include:

» The Royal Recycling site shares the same water well as the former Plumbing Place site to its
west at 6554 US Hwy 51. These sites are under separate ownership and are divided by the
public Loftus Road.

» In 2003, the Dept. detected nitrate-nitrogen levels in the well for GCR Tire (4160 Reardon

Rd) that exceeded federal and state maximum thresholds (12.1 mg/| found compared to 10
mg/| standard).
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APPENDIX A-1

Village of DeForest/Town of Windsor Cooperative Plan
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APPENDIX A-2

Potential DeForest-Windsor Cooperative Plan Amendments 11/21/11
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APPENDIX B

DeForest Erosion Control and Stormwater Management Ordinance
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APPENDIX C

DeForest Area Economic Opportunity Study
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APPENDIX D

Village of DeForest, Wisconsin
Tax Incremental Financing District No. 7 Project Plan
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APPENDIX E

Bear Tree Preliminary Development Plan
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APPENDIX F

Thompson & Associates Wetland Delineation Report
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APPENDIX G

State/Municipal Agreement for a Highway Improvement Project
Resolution 2009-034
Exhibit A — Reference Map
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APPENDIX H

Town of Windsor Comprehensive Plan: 2025
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APPENDIX |

BluePrint DeForest
Village of DeForest Comprehensive Plan
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APPENDIXJ

Town of Windsor Consistency Resolution
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APPENDIX K

Village of DeForest Consistency Resolution
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APPENDIX L

Joint Water Utility System Study
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