PLAN COMMISSION OF THE CITY OF HUDSON, WISCONSIN
Tuesday, March 12, 2019 6:00 p.m.
Council Chambers of City Hall, 505 Third Street
AGENDA
(Click on agenda items highlighted in blue to access documents related to that item)
1. Call to Order
2. Discussion and possible action on February 26, 2019 meeting minutes
3. New Business
A. Discussion and possible action on the Final Plat for St. Croix Meadows Redevelopment
B. Discussion and possible action on concept development plans for 411 Second Street –
Marianne Buckman
C. Discussion and possible action on recommendation to Council on temporary zoning for
those lands included in the Creative Home Construction Investments, LLC/Douglas N &
Linda K Foster petition for direct annexation by unanimous approval, parcels 020-109770-000.
4. Unfinished Business
A. Discussion and possible action on recommending the Common Council set a public
hearing date for an amendment to Municipal Code, Chapter 255, Zoning to include small
animal or reptile education businesses
5. Communications and Items for Future Agendas
6. Adjournment
Emily Sorenson, Acting Secretary
Posted in City Hall lobbies and emailed to Hudson Star-Observer on 3/8/2019

Notice is hereby given that a majority of the City Council may be present at the aforementioned meeting of the Plan Commission to
gather information about a subject over which they have decision making responsibility. This constitutes a meeting of the City
Council pursuant to State ex rel. Badke v. Greendale Village Bd., 173 Wis. 2d 553, 494 N. W. 2d 408 (1993), and must be noticed
as such, although the Council will not take any formal action at this meeting.

REGULAR MEETING OF THE PLAN COMMISSION
CITY OF HUDSON
Tuesday, February 26, 2019
The Plan Commission meeting was called to order by Chairman O’Connor at 6:02 p.m.
PRESENT. Pat Casanova, Randy Morrissette, Rich O’Connor, Mary Claire Potter (arrived at 6:20
p.m.), and Fred Yoerg.
ABSENT. Frank Rhoades and Kurt TeWinkel.
OTHERS PRESENT. Lucas Woodland, Jon Meyer, Emily Roberts, Emily Sorenson, Tiffany Weiss,
Mike Johnson, and others present.
Discussion and possible action on January 22, 2019 meeting minutes. Motion by Yoerg, seconded
by Casanova to approve the minutes of the January 22, 2019 Plan Commission meeting. All Ayes (4).
Motion Carried.
NEW BUSINESS.
Discussion and possible action on a recommendation to Council on a zoning map amendment from
B-2, General Business to PRD-3, Planned Residential Development and a comprehensive plan
amendment from General Commercial to High Density Residential
Public hearing on a conditional use permit (CUP) application for a planned residential development
preliminary master plan at St. Croix County tax parcel 236-1975-16-000 – Gerrard Development, LLC
Discussion and possible action on a conditional use permit (CUP) application for a planned residential
development preliminary master plan at St. Croix County tax parcel 236-1975-16-000 – Gerrard
Development, LLC
Discussion and possible action on concept development plans for The Maxwell Phase II at St. Croix
County tax parcel 236-1975-16-000 – Gerrard Development, LLC
Items 3A-D: Applications withdrawn by applicant on 2/25/2019.
Discussion and possible action on the continuation of a certificate of compliance for a multi-use
CrossFit gym and additional fitness/recreational uses at 2801 Harvey Street – C1-Athletics – CrossFit
St. Croix. Tiffany Weiss reviewed the staff report and recommended conditions of approval. Motion
by Yoerg, seconded by Casanova to amend the review period condition of approval from twelve
months to three years. All Ayes (4). Motion Carried. Motion by Yoerg, seconded by Casanova to
approve the certificate of compliance with the following condition(s):
- That the applicant adheres to all state, federal and local permitting requirements.
- That the certificate of compliance be issued specific to a multi-use building as proposed by the
applicant to be located at 2801 Harvey Street.
- That the mezzanine be completed to be fit for occupation and a handicap parking space be
identified as required by the project permit (City of Hudson Building Permit 2018-00065).
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Tuesday, February 26, 2019
-

That the certificate of compliance be reviewed by the Plan Commission and Common Council
in three years.

All Ayes (4). Motion Carried.

Discussion and possible action on downtown design review of Wells Fargo at 600 Second Street.
Morrissette inquired where a dumpster will be located during the project time. Mike Johnson stated
that the dumpster location will be reviewed by staff. Motion by Morrissette, seconded by Yoerg to
approve the downtown design review with the condition that city staff review dumpster placement. All
Ayes (4). Motion Carried.
Discussion and possible action on recommendation to Council on temporary zoning for those lands
included in the Hearth Development LLC/Atwood Revocable Trust petition for direct annexation by
unanimous approval, parcels 020-1085-30-000 and 020-1085-20-000. Johnson reviewed the staff
report. Motion by Morrissette, seconded by Yoerg to recommend the Common Council zone the
properties in the petition to the City’s AR-Agricultural Residential zoning district. All Ayes (4). Motion
Carried.
UNFINISHED BUSINESS.
Discussion and possible action on recommending the Common Council set a public hearing date for
an amendment to Municipal Code, Chapter 255, Zoning to include small animal or reptile education
businesses. Johnson stated that staff often receive unique types of land use inquiries and are looking
to establish an approval process for small animal or reptile education uses. Emily Roberts, Snake
Discovery owner, discussed her proposed reptile education facility and retail store. Discussion was
held regarding native vs non-native species, animal sales, and animal escapes. Roberts listed
multiple similar facilities including Twin Cities Reptile, Reptarium, and RAD Zoo. Roberts stated she
already has commercial liability insurance. Discussion was held regarding invasive species.
Commission member Potter arrived at 6:20 p.m.
Johnson proposed the use may be classified as a zoo and retail pet store. Motion by Yoerg,
seconded by Casanova to postpone consideration to give staff further time to research similar uses
and zoning code in other communities. All Ayes (5). Motion Carried.
COMMUNICATIONS AND ITEMS FOR FUTURE AGENDAS.
Next meeting date is scheduled for Tuesday, March 12, 2019 at 6:00 p.m.
Morrissette stated he would like the Eleventh Street bridge to continue to be considered for
improvement and widening.
Jon Meyer, representative for the Wells Fargo roof project, arrived. Emily Sorenson stated the item
was approved. Discussion was held regarding dumpster placement.
Johnson stated that Mary Claire Potter was officially appointed to the Downtown Design Review
Committee.
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REGULAR MEETING OF THE PLAN COMMISSION
CITY OF HUDSON
Tuesday, February 26, 2019
Casanova inquired to the status of the upcoming comprehensive plan update. Johnson said that the
Common Council approved the request for proposal at their meeting on February 25, 2019. Potter
confirmed that the waterfront vison study is included in the scope of the comprehensive plan.
Yoerg noted concerns for snow storage. He noted that city plows have been throwing snow into the
sidewalks. Johnson stated that snow storage and boulevard width is a subject to be a consideration
when new developments are reviewed.
ADJOURNMENT.
Motion by Yoerg, seconded by Casanova to adjourn at 6:37 p.m. All ayes (5). Motion Carried.
Respectfully submitted,
Emily Sorenson, Acting Secretary
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505 Third Street
Hudson, Wisconsin 54016

ph: (715)-386-4765 fx: (715)386-3385
www.ci.hudson.wi.us

TO:

Plan Commission

FROM:

Community Development

DATE:

March 12, 2019

SUBJECT:

Discussion and possible action on the Final Plat for St. Croix Meadows
Redevelopment

BACKGROUND:
St. Croix Meadows LLC has submitted a final plat that includes eight (8) lots and three
(3) outlots. Also included is public right-of-way (Brecken Drive and Sharon Lane), and
2.5 acres of parkland, all of which is to be dedicated to the City at a future date and
subject to conditions in a future development agreement. In addition to the eight lots
being created under this plat, four lots were already created for this development
under a previous Certified Survey Map that has been recorded by St. Croix County’s
Register of Deeds office. Two of those CSM lots are being re-platted under this Final Plat.
The summary of each lot’s use based off of the existing approved master development
plan is: office/restaurant (Lot 9), parking lot (Lot 8), a 100-room hotel with conference
center (Lot 7), brewery and office/concessions (Lot 6), the ballpark stadium (Lot 5),
office/restaurant (Lot 10), office/high-tech (Lot 11), and residential properties (Lot 12).
The three outlots are proposed to preserve area for stormwater management and
steep slopes. Please note that the main changes in the plat include a reconfiguration of
Lot 12 and a lot size reduction in Outlot 2 to provide adequate area for the proposed
City-owned parkland.
The final plat also dedicates public right-of-way for the northern half of a segment of
Tower Road, and an area along CTH F for turn-lanes at the intersection with Brecken
Drive.
STAFF RECOMMENDATION:
Staff recommends approval of the final plat.
ACTION REQUESTED:
Approval of the St. Croix Meadows Final Plat with the following conditions:
1. That all existing utility easements the City of Hudson has interest in, which are
determined to be no longer necessary to support the newly platted
development, be released upon review and approval by City Staff and
Attorney.
2. That a master plan amendment to the comprehensive plan be provided and
submitted to the City for Lot 12 to provide for proposed residential housing types

and locations that may be different than the existing approved master
development plan.
3. That a master plan amendment shall be subject to approval by Common
Council for any significant change proposed from the November 12, 2018
approved master development plan.
4. That a second phase development agreement between the City and the
Developer be approved by Common Council prior to the issuance of any
building permit on any of the newly platted lots.
5. The recorded overall access agreement be approved by the City Attorney and
City staff and determined to provide adequate emergency access to all
proposed lots.
ATTACHMENTS:
Final Plat
Prepared by:
Through:

Tiffany Weiss, Associate City Planner
Mike Johnson, AICP, Community Development Director

505 Third Street
Hudson, Wisconsin 54016

ph: (715)-386-4765 fx: (715)386-3385
www.ci.hudson.wi.us

TO:

Plan Commission

FROM:

Community Development

DATE:

March 12, 2019

SUBJECT:

Discussion and possible action on concept development plans for 411
Second Street – Marianne Buckman

BACKGROUND:
Marianne Buckman has submitted plans for an addition/expansion to 411 Second
Street. The proposed project includes the addition of a garage and office space on
the ground level and a 1,110 gross square feet expansion of the main level commercial
space. Additionally, a 2,016 gross square feet third floor apartment with balcony is
proposed to be added to the structure.
STAFF RECOMMENDATION:
Recommends approval of the concept development plans with conditions.
ACTION REQUESTED:
Approve the concept development plans with the following conditions:
- That the site improvements adhere to the approved development and
construction processes within the city.
- That all staff comments be satisfactorily addressed and provided for by the
applicant prior to final development plan consideration by the Plan Commission
and Common Council.
ATTACHMENTS:
Concept Plans
Rendering
Prepared by:
Through:

Emily Sorenson, Community Development Clerk
Mike Johnson, AICP, Community Development Director

411 Second Street

According to the U.S. Census Bureau, noise is the number one complaint people
have about their neighborhoods. Using one of JELD-WEN's sound-reducing glass
options allows homeowners much quieter living spaces.

Having covered the basics of acoustics in An Introduction to
Sound Control, let’s take a look at window options that affect
acoustic performance. Specifically, we’ll review the combinations
of components and window types that are optimal for sound control.

Dual-pane windows
For practical solutions to sound control, dual-pane windows are
nearly always the best choice. They are cost-effective, energy
efficient if ordered with Low-E glass, and retain the aesthetic
beauty and functionality windows were designed for. A standard
dual-pane window carries an STC rating of around 27, but requesting the appropriate options can boost that value up to
around STC 34.

Dissimilar glass
To achieve your acoustic goals without settling for more expensive solutions, ask for dual-pane windows with dissimilar glass.
While standard glass units consist of two panes that are the same
thickness, dissimilar glass refers to a window with two panes of
glass with different thicknesses. For instance, one pane might be
1/8" and the other 1/4".
Each pane in a dissimilar glass unit blocks different sound frequencies. One pane targets lower frequency sounds like a neighbor’s stereo or airplane noise. The other pane targets higher frequency sounds like screaming. The result is sound control over a
greater range of frequencies and a significantly higher Sound
Transmission Class (STC) rating than a window with standard
dual-pane glass.
In fact, dual-pane windows with dissimilar glass can achieve STC
ratings nearly as high, if not as high, as triple-pane or laminated
glass. At JELD-WEN, for example, we offer a variety of dissimilar
glass combinations on our Vinyl windows that carry up to an STC
34 rating. Consider that an average exterior wall of a stick-built
home has an STC rating between 34 and 38. An STC 34 brings
the windows up to the level of most of the outside envelope of the
home. Anything higher is impractical because, while sound might
not enter via the windows, it will just as easily enter through the
lower-performing exterior walls.

505 Third Street
Hudson, Wisconsin 54016

ph: (715)-386-4765 fx: (715)386-3385
www.ci.hudson.wi.us

TO:

Plan Commission

FROM:

Community Development

DATE:

March 12, 2019

SUBJECT:

Discussion and possible action on recommendation to Council on
temporary zoning for those lands included in the Creative Home
Construction Investments, LLC/Douglas N & Linda K Foster petition for
direct annexation by unanimous approval, parcels 020-1097-70-000

BACKGROUND:
Section 66.0217(8)(a) provides that an ordinance to approve an annexation petition
may temporarily designate the classification of the annexed area for zoning purposes
until the zoning ordinance is amended as prescribed in s. 62.23 (7) (d). Before
introduction of an ordinance containing a temporary classification, the proposed
classification shall be referred to and recommended by the Plan Commission. Under
Chapter 255, Article II, Section B of the City’s Zoning Code all territory annexed to the
City which at the time of annexation was not a part of the extraterritorial zoning area
shall, at the time of annexation, receive a temporary zoning classification as authorized
under s. 66.0217(8)(a).
The property is currently zoned “Agricultural Residential” under the Town of Hudson
Zoning Code and is not located in any City extraterritorial zoning district. One single
family home is currently located on the property.
Based on the existing use of the property, City staff recommends temporarily zoning the
properties in the Petition to the City’s AR-Agricultural Residential zoning district as part of
the annexation ordinance. The Agricultural Residential District is designed to provide for
limited large lot, low-density residential development in a rural lifestyle, where
agricultural uses can be continued and where orderly growth and sanitary facilities may
be extended with zoning district changes at some future date. Future rezoning of the
properties after annexation is anticipated to occur in conjunction with requests for
future land divisions and site plan approvals. It is at that time that rezoning to residential,
commercial, or planned development districts will be considered.
STAFF RECOMMENDATION:
Recommends temporarily zoning the properties in the Petition to the City’s ARAgricultural Residential zoning district.

ACTION REQUESTED:
Recommend the Common Council temporarily zone the properties in the Petition to the
City’s AR-Agricultural Residential zoning district as part of the annexation ordinance.
ATTACHMENTS:
Staff Report – Draft Chapter 9 Annexation Review
Prepared by:
Through:

Emily Sorenson, Community Development Clerk
Mike Johnson, AICP, Community Development Director

Linda K. Foster and Douglas N. Foster
Petition for Annexation
City of Hudson
Chapter 9 Annexation Review
Staff Report
January 31, 2019
Background

The City is in receipt of a petition for direct annexation by unanimous approval (herein the “Petition”)
from Linda and Douglas Foster (herein the “Petitioners”). The specific parcel included in the annexation
petition is 020-1097-70-000, 515 Stageline Road, Town of Hudson. The parcel is six acres in size with an
assessed value of $269,700. The annexation area totals 14 acres including right-of-way along Stageline
Road, which extends east to the intersection of Stageline Road and Darnold Drive/Old Highway 35. There
are two residents within the territory. Refer to Exhibit A, Foster Annexation Petition.
Figure 1. Parcel 020-1097-70-000, 515 Stageline Road
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Chapter 9 of the City’s Municipal Code governs all annexations of land to the City of Hudson. The purpose
of this chapter is to create a policy to assist the Common Council in deciding whether to annex territory
not presently within the City. The provisions of this chapter are guidelines, and each annexation proposal
will present unique characteristics, so that the guidelines set forth in this chapter are to be considered but
need not all be met for an annexation to be approved. Chapter 9 sets forth four factors to be considered
in determining whether to approve an annexation of territory to the City:
A. Location. Is the territory to be annexed fully contiguous to the City?
B. Use. Is the present use or proposed use of the area proposed to be annexed compatible with the
uses in the City adjacent to the territory proposed to be annexed?
C. Capital Costs. The costs of providing capital improvements, as considered in the capital cost study
described in § 9-4 of this chapter, shall be considered. Ordinarily an annexation will not be
approved unless the owners of the property proposed to be annexed agree to pay the capital
costs as shown by the capital cost study.
D. Annual Budget Costs. The effect of the annexation on the annual budget of the City, including not
only additional costs to serve the territory but also new revenues from real estate taxes,
anticipated business license fees, sales taxes and other revenues from the area, shall be
considered, all as to be shown on the budget study provided in § 9-5 of this chapter.
In addition to these local annexation petition review guidelines, Wisconsin State Statute 66.0217 provides
a number of other regulations related to the review and approval of petitions for annexation.
The purpose of this memo is to summarize how the Petition meets the factors under Chapter 9 and State
Statute regulations under 66.0217.
Attached to the end of this report are the following exhibits as referenced throughout this report:
1. Exhibit A, Petitioner’s Petition for Annexation of Certain Real Property to City of Hudson, dated
November 21, 2018
2. Exhibit B, Wisconsin Department of Administration Annexation Review Questionnaire, dated
XXXXX, 2019
3. Exhibit C, Wisconsin Department of Administration, Municipal Boundary Review, dated XXXXX,
2019
4. Exhibit D, Foster Conceptual Site Plan, dated January 29, 2018
5. Exhibit E, SEH Capital Cost Study, dated January 14, 2019
6. Exhibit F, MSA Budget Study, dated January 31, 2019
7. Exhibit G, Real Estate Property Tax Bills for 2018, Parcel # 020-1097-70-000
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Review of Annexation Requirements under Wis. Statute 66.0217
 Complete Annexation Petition. The annexation map submitted with the application contains a
labeling error. Lot 1 of CSM Vol 22 PG 5425 should be labeled as Lot 2, while Lot 2 should be
labeled as Lot 1. The legal description provided with the map is written with the correct reference
so only the labels on the map need to be corrected. In addition, while the map labels in several
locations “City of Hudson” and “Town of Hudson” lands it does not clearly indicate the current
municipal boundary limits of the City and thus may not meet the requirements for a “scale map”
under Wis. Stat. 66.0217(g). However, City staff can verify that the land within the annexation
area is contiguous to the existing City boundary.
 Wisconsin Department of Administration, Municipal Boundary Review. Proposed annexations in
counties with a population of 50,000 or more are subject to review by the WDOA Municipal
Boundary Review Department. The DOA provides a non-binding opinion regarding whether the
proposed annexation is in the public interest. To make that determination the DOA considers:
o

Whether the governmental services to be supplied to the territory, including zoning, could
clearly be better supported by the town in which the territory lies or by another city or
village whose boundaries are contiguous to the territory proposed for annexation which
adopts, by a two-thirds vote of its members, a resolution indicating its willingness to
annex the area if it receives a valid petition for annexation, and files a certified copy of
the resolution with the circuit court; and

o

The shape of the proposed annexation and the homogeneity of the territory with the
annexing village or city and any other contiguous village or city.

As noted in the attached letter, Exhibit C, the DOA has found….TBD.
 Rule of Reason. The rule of reason is a judicially created rule designed to prevent arbitrary and
capricious municipal annexations. The rule is an integral part of Wisconsin annexation law but is
not mentioned in the statutes. Under the rule, an annexation ordinance may be invalidated by a
court if it is determined to be arbitrary and capricious and therefore in violation of the rule of
reason. The rule of reason considers three factors:
o

Exclusions and irregularities in boundary lines must not be the result of arbitrariness.
Staff has determined that the proposed annexation does not include any exclusions or
irregularities in boundary lines. The annexation includes right-of-way extending beyond
parcel 020-1097-70-000 east along Stageline Road to Darnold Drive/Old Highway 35. In
City staff’s opinion, the inclusion of this right-of-way is consistent with the rule of reason
as it prevents leaving a strip of Town right-of-way within the City limits and as presented
extends to a logical point of termination given the location of the existing City limits in
relation to the intersection of Stageline Road and Darnold Drive/Old Highway 35.

o

Some reasonable present or demonstrable future need for the annexed property must be
shown. The Petitioners have included in their Petition copies of a Conceptual Site Plan
(Exhibit D) which indicates the intention to develop the property for residential uses on
public sanitary and water services that can only be provided by the City.

P:\8800s\8810s\8814\08814020\Documents\08814020_Foster Annexation Analysis_Staff Report_01312019.docx

3

o

No other factors must exist which would constitute an abuse of discretion. City staff has
determined that no other factors exist which constitute an abuse of discretion related to
the Petition.

 Town Islands. Section 66.021(15) prohibits municipalities from using their annexation powers to
create town islands. Staff finds that the boundaries of the proposed annexation will not create
any Town Islands.
 Temporary Zoning. Section 66.0217(8)(a) provides that an ordinance to approve an annexation
petition may temporarily designate the classification of the annexed area for zoning purposes
until the zoning ordinance is amended as prescribed in s. 62.23 (7) (d). Before introduction of an
ordinance containing a temporary classification, the proposed classification shall be referred to
and recommended by the plan commission. Under Chapter 255, Article II, Section B of the City’s
Zoning Code all territory annexed to the City which at the time of annexation was not a part of
the extraterritorial zoning area shall, at the time of annexation, receive a temporary zoning
classification as authorized under s. 66.0217(8)(a).
o

The parcel is currently zoned “Agricultural Residential” under the Town of Hudson Zoning
Code and includes one single family home and a large accessory shed and are not located
in any City extraterritorial zoning district.

o

Based on the existing uses of the property, City staff recommends temporarily zoning the
properties in the Petition to the City’s AR-Agricultural Residential zoning district as part
of the annexation ordinance. The Agricultural Residential District is designed to provide
for limited large lot, low-density residential development in a rural lifestyle, where
agricultural uses can be continued and where orderly growth and sanitary facilities may
be extended with zoning district changes at some future date. Future rezoning of the
properties after annexation is anticipated to occur in conjunction with requests for future
land divisions and site plan approvals. It is at that time that rezoning to other residential
districts will be considered.

Review of Annexation Guidelines under Chapter 9 of the City’s Municipal Code
 Location. Is the territory to be annexed fully contiguous to the City? The territory to be annexed
is fully contiguous to the City.
 Use. Is the present use or proposed use of the area proposed to be annexed compatible with the
uses in the City adjacent to the territory proposed to be annexed? Figure 2 illustrates the
proposed uses of property in the Petition area as submitted by the Petitioners. The Petitioners
are proposing 32 residential units in the form of 16 duplex buildings. This equates to a potential
gross density of 5.3 units per acre. The concept plan includes a stormwater basin and piping to
channel water from the existing stormwater basin on Outlot 1 of Heritage Greens, through the
development site, to the existing stormwater basin on Outlot 5 of Heritage Greens 1st Addition.
The development is proposed to be served by private roads.
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Figure 2. Petitioners Proposed Uses of Property

Existing uses of property in the City adjacent to the territory proposed to be annexed include:
o
o
o
o

North – Stageline Road/mulit-family development (2-story, 8-unit buildings)
East – Undeveloped/stormwater basin (Outlot 5 Heritage Greens 1st Addition)
South – Residential townhomes
West – Undevelpoed/stormwater basin (Outlot 1 Heritage Greens)

The Figure 3 identifies the future land use designations of the parcels in the Petition as shown in
the City’s adopted 2030 Master Plan (print date 3/27/2015). At the time of adoption of the
comprehensive plan a future land use designation was not included for the area within the
annexation petition. However, all of the properties surrounding the annexation area were
designated for Medium Density Residential development (6 to 16 dwelling units per acre).
P:\8800s\8810s\8814\08814020\Documents\08814020_Foster Annexation Analysis_Staff Report_01312019.docx
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Therefore, proposed residential land uses within this density range can be considered compatible
and consistent with the City’s Comprehensive Plan.
Figure 3. City of Hudson 2030 Master Plan, Future Land Use for Petition Area

In City staff’s opinion, the proposed uses of the area proposed to be annexed are compatible with
the existing uses in the City adjacent to the territory proposed to be annexed. In addition, the
proposed land uses are consistent with the future land use map for the City. Note, that at this
time the final uses and site plan layout of the annexation area are not being considered for
approval, only the annexation of the property. Revisions to the conceptual site plan will be
discussed and reviewed as part of a separate approval process after the property is considered
for annexation.
 Capital Costs. The costs of providing capital improvements, as considered in the capital cost study
described in §9-4, shall be considered. Ordinarily an annexation will not be approved unless the
owners of the property proposed to be annexed agree to pay the capital costs as shown by the
capital cost study. Attached to this report is a Capital Cost Study prepared by the SEH. The Capital
Study describes the estimated cost of off-site and oversized watermains, sanitary sewer mains,
storm sewer mains, storm water management facilities, transportation facilities and any other
capital costs related to serving a proposed annexation. The Study does not include anticipated
costs for on-site improvements including watermains, sanitary sewer mains, storm sewer mains,
stormwater management facilities and transportation facilities, which will be constructed by the
Developer, except to the extent that these improvements will need to be oversized to support
adjacent future development areas. Table 1 provides a summary of the total property prorated
share of future capital costs.
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Per §9-4B, it is the policy of the City to have a binding commitment from the owners to pay the
capital costs, or the owners' proportionate share of the capital costs, for the property to be
annexed. In the absence of strong circumstances to indicate a contrary decision, territory will not
ordinarily be annexed to the City unless the owners of the land to be annexed agree to pay their
proportionate share of the capital costs, as prescribed by the Common Council policy on
assessments. The Petitioners have been notified of the capital costs relating to the proposed
annexation and the annexation agreement will include the Petitioners requirement to pay a
proportionate share of the capital costs.
 Annual Budget Costs. The effect of the annexation on the annual budget of the City, including not
only additional costs to serve the territory but also new revenues from real estate taxes,
anticipated business license fees, sales taxes and any other municipal revenue anticipated to be
received from the territory proposed to be annexed, including a statement as to the fiscal impact
of increased population under the state shared-revenue formulas, shall be considered, all as to
be shown on the budget study provided in § 9-5. Attached to this report is a Budget Study
prepared by MSA. Table 2 below provides a summary of the Budget Study.

Table 2. Budget Study
Estimated Sources of Annual Revenue
Property Taxes

$

50,044

Business License Fees

$

-

Personal Property Taxes

$

-

Total $

50,044

Estimated Additional Costs to Annual Operations Budget

$

29,775

Estimated Impact to State-Shared Revenue

$

-

Estimated Net Revenue $

20,269

Per §9-5, the territory may be annexed whether the costs exceed the estimated revenues or
whether the estimated revenues exceed the estimated costs.
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Payment of Annexation Fee and Deposit under Chapter 9-7 of the City’s Municipal Code
 The application fee and deposit have been paid by the Petitioners.

Payment of Real Estate Tax to Town under Chapter 9-8 of the City’s Municipal Code
 Payment of Real Estate Tax to Town. Under §9-8, in addition to other costs a landowner shall be
required to pay as a condition of annexation, the City of Hudson shall require landowners
petitioning for annexation to pay the amount of town tax required in Wis. Stat. § 66.0217. The
City shall require the landowner(s) to pay the full five-year amount of the tax in one lump sum
prior to approval of the annexation ordinance. The requirement to pay said amount may also be
included in the development or annexation agreement entered into between the property owner
and the City as a condition of annexation. If, at the time of annexation, the tax roll is not final for
the year of the annexation, the City shall estimate the amount due. If the estimated amount is
different from the final amount, an adjustment shall be made with either the landowner paying
the difference to the City, or the City refunding the difference to the landowner(s) shall be
considered.
Attached to this report as Exhibit G is the real estate property tax bill for 2018 for the annexation
parcel. The amount of real estate taxes paid to the Town were $397.37. The estimated 5-year
payment is therefore $1,986.85. The Petitioners requirement to pay the actual 5-year real estate
tax to the Town amount will be included in the annexation agreement.
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505 Third Street
Hudson, Wisconsin 54016

ph: (715)-386-4765 fx: (715)386-3385
www.ci.hudson.wi.us

TO:

Plan Commission

FROM:

Community Development

DATE:

March 12, 2019

SUBJECT:

Recommendation to the Common Council to set a public hearing date
for an amendment to Municipal Code, Chapter 255, Zoning, to include
small animal or reptile education businesses.

BACKGROUND:
Current City of Hudson zoning code does not directly address business associated with
small animal or reptile education. Example proposed businesses include classroom-style
education and programs. The City has received inquiries from persons with interest in
developing these types of businesses in the City of Hudson. These types of businesses
may be beneficial to the City of Hudson if located in appropriate areas that are
compatible with surrounding land uses. In order to perform these uses, it is proposed
that businesses will need to receive a Certificate of Compliance or Conditional Use
Permit.
Following the recommendation of setting a public hearing date, the Community
Development Department will draft an amendment to the zoning code table of
permitted uses.
STAFF RECOMMENDATION:
Recommends the Plan Commission recommend the Common Council set a public
hearing date to consider a municipal code amendment.
ACTION REQUESTED:
Recommend the Common Council set a public hearing date of April 22, 2019 to
consider a municipal code amendment.
ATTACHMENTS:
Example Code
Wisconsin DNR Amphibian and Reptile Regulations Pamphlet
Example Business Proposal – Snakes Discovery
Prepared by:
Through:

Emily Sorenson, Community Development Clerk
Mike Johnson, AICP, Community Development Director

City of Hudson Code – Chapter 99 - Animals
§99-1 Definitions
AMPHIBIAN
A member of Amphibia, a class of vertebrates intermediate between fish and reptiles, such
as frogs, toads and salamanders.
REPTILE
A member of Reptilia, a class of cold-blooded vertebrates, including snakes, lizards,
crocodiles and turtles, etc.
WILD ANIMAL OR REPTILE
A mammal, poisonous or large reptile over 18 inches in length or bird which, in its
uncaptured wild state, has the physical capacity to be dangerous to the safety and welfare
of any person or property. Examples of such wild animals and reptiles include, but are not
limited to, ferrets, bears, wolves, coyotes, cougars, bison, tigers, monkeys, apes,
poisonous snakes, large reptiles over 18 inches in length and raptors, excluding dogs,
cats, birds and other traditional house pets. Reducing such mammals, reptiles and birds
to captivity, whether trained, raised or bred in captivity or otherwise considered
domesticated in any manner, shall not remove such wild animals and reptiles from these
requirements and regulations.
§99-9 Confinement of certain animals
A.
No wild animals or reptiles may be kept within the City, except under such conditions as may be
fixed by the Common Council, provided that wild animals or reptiles may be kept for exhibition
purposes by circuses, zoos or educational institutions in accordance with regulations approved
by the Common Council.

Facility Name: RAD Zoo
Address: 3297 N. County Road 45 Owatonna, MN 55060
Activities: Birthday parties, field trips, general public admission, off-site programs,
animal shows, school programs, gift shop, and animal encounters.
Municipality: Steele County, Minnesota
-

Consider the use to be a “retail business”
Have had no issues with the business.
Not concerned about animal escape or release due to the winter weather
Would be concerned if the animals at the facility extended beyond reptiles to
other exotics such as large cats, bears, etc.

Facility Name: The Reptarium
Address: 4559 Van Dyke Avenue, Utica MI 48317
Activities: Birthday parties, field trips, general public admission, photos with animals, offsite programs, tortoise feeding, alligator feeding, animal encounters, and sponsor a
reptarium reptile.
Municipality: City of Utica, Michigan
-

The Reptarium started as a retail reptile store that expanded into education.
The Reptarium is located in the C-2, General Business District.
The use is considered a “building, museum, and libraries” which is allowed in their
C-1 zoning. All C-1 uses are permitted in their C-2 zoning.
Additionally, “veterinary, boarding, and similar uses” are allowed in the C-2
district.
The City of Utica restricts “poisonous reptile or any other dangerous or
carnivorous wild animal, reptile, or insects, any vicious or dangerous
domesticated animal or any other animal or reptile of wild” (ex: poisonous
snakes, apes, baboons, bears, large cats, elephants, etc.).

Facility Name: Alligator Alley
Address: 1800 Wisconsin Dells Pkwy, Wisconsin Dells, WI 53965
Activities: Birthday parties, field trips, general public admission, off-site programs, selfguided tours, animal photos, retail shop, gift shop, and animal encounters.
Municipality: Village of Lake Delton, Wisconsin
-

The property is commercially zoned.
The use would be classified as either a ‘Carnival’ or a ‘Zoo’.
Lake Delton is a tourist town that relies heavily on tourist attractions, so their code
permits many tourism land uses.
If a business desired to start a similar carnival or zoo, they would be required to
get a Conditional Use Permit and provide details on their business plan.

Sale Provisions- prohibited except as follows:

Herptile Exhibits

Definitions

A Class A Captive Wild Animal Farm License
(CWAFL) may authorize the sale of native
amphibians or reptiles. The original license fee is
$200; annual renewals are $100. This license allows
for the sale of ONLY 3 species of native amphibians
collected legally in Wisconsin: eastern tiger
salamanders, mudpuppies, and northern leopard
frogs. It also allows for the sale of these three
species and other native amphibians and reptiles
legally collected or purchased from out-of-state and
sold to out-of-state sources, or sold to education or
research institutions in Wisconsin. Only a Class A
CWAFL holder may sell eastern tiger salamanders,
mudpuppies, and northern leopard frogs as pets, bait
or for other purposes, except that a licensed Bait
Dealer may sell live frogs for the purpose of fishing
bait. A Class B CWAFL allows for exhibiting but
not sale of native herptiles.

NON-NATIVE SPECIES:
♦ Residents and nonresidents may possess and
exhibit non-native herptiles for educational or
commercial purposes without any Department of
Natural Resources license.

“Aquatic turtle” means any turtle that naturally
overwinters under water.

NATIVE SPECIES:
♦ Native to Wisconsin herptiles may be exhibited
without a license, but ONLY for non-commercial
educational purposes. These exhibits may not be
associated with the sale, bartering or trading of any
type of animal, native or non-native.
♦ Residents and nonresidents may exhibit but not
sell native herptiles, at commercial exhibits, such as
swap meets, but ONLY under the authority of a
Class A or Class B Captive Wild Animal Farm or
Nonresident Temporary Exhibitor’s License. Each
exhibitor (each person displaying native herptiles) is
required to possess an appropriate license (must be
14 or older, or if less than 14 years of age, must be a
member of a 4-H club or a sporting club.)
♦ Nonresident Temporary Exhibitor’s License fee is
$50 and is valid for up to 30 days, but does not allow
for the sale, bartering or trading of native herptiles.

“Herptile” means amphibians and reptiles
collectively.

These licenses may be obtained by contacting:
Department of Natural Resources
Bureau of Customer Service & Licensing
P. O. Box 7924
Madison, WI 53707-7924
Or Phone: (608) 266-0862
Exception: Native herptiles not listed as endangered
or threatened may be sold without a license if it has
an atypical color or an atypical pattern (e.g .snakes
that exhibit aberrant colors and/or patterns).
Legally collected native dead turtles and their parts
(not eggs) may be sold ONLY during the open
turtle season. The sale of live native turtles
collected in Wisconsin is not allowed. A Fishing,
Small Game, Sports, Conservation Patron, Setline*,
or Set or Bank Pole* or Commercial Fishing
License is required to collect, possess or sell native
dead turtles of their parts.
* These licenses are available only to residents.

Importing Wild Animals & Wild Animal
Markets:

The Wis. Dept. of Agriculture, Trade & Consumer
Protection (DATCP) regulates these activities.
Contact them for more information about these
permits, licenses and requirements at (608) 224-4872.

Additional restrictions on possession of native
herptiles by nonresidents apply as follows:
NONRESIDENT POSSESSION OF NATIVE HERPTILE
♦ A nonresident may ONLY bring into Wisconsin
and possess native herptiles for up to 60 days if they
comply with all the following conditions:
1. The person holds every license or other approval
that is required by the state, province or country from
which they reside.
2. A veterinarian has filed a copy of a valid
Certificate of Veterinary Inspection for the herptiles
with the DATCP.
Applications for a Nonresident Temporary
Exhibitors License may be obtained from:
Department of Natural Resources
Bureau of Law Enforcement
P. O. Box 7921, Madison, WI 53707-7921
Or Phone: (608) 267-2774

“Amphibian” means cold-blooded, smooth-skinned
vertebrates of the class Amphibia and includes all
life stages.

Wisconsin’s
Amphibian and Reptile
Regulations

"Native" means species that are indigenous and
occur, or have occurred, naturally within the
boundaries of this state, regardless of whether a
particular specimen originates outside of this state.
"Nonresident" means a person who is not a resident
of this state.
“Reptile” means cold-blooded, scaled vertebrates of
the class Reptilia and includes all life stages.
“Resident” means a person who maintains his or her
place of permanent abode in this state. Domiciliary
intent is required to establish that a person is
maintaining his or her place of permanent abode in
this state. Mere ownership of property is not
sufficient to establish domiciliary intent. Evidence
of domiciliary intent includes, without limitation, the
location where the person votes, pays personal
income taxes or obtains a driver's license.
“Wild Animal” means any animal of a wild nature
that is normally found in the wild and that is not a
domestic animal.
For additional information on Wisconsin’s
amphibians and Reptiles, check out our website at:
http://dnr.wi.gov/topic/EndangeredResources/
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These regulations apply to native Wisconsin
amphibian and reptile species, regardless of their
origin (in-state or out-of-state).

Protected Species
All native herptiles are considered protected, but
have different levels of protection. The protected
species listed below have NO OPEN SEASON.
Endangered and Threatened species (including all
parts and all life stages) may NOT be collected from
the wild, dead or alive, or possessed without first
having a valid Endangered and Threatened Species
Permit. Permits are issued only for selected
education, research, and conservation activities.
Endangered Herptiles:
Blanchard’s cricket frog, Acris crepitans blanchardi
Western slender glass lizard, Ophisaurus a.
attenuatus
Eastern massasauga rattlesnake, Sistrurus c.
catenatus
Northern ribbon snake, Thamnophis sauritus
septentrionalis
Queen snake, Regina septemvittata
Western ribbon snake, Thamnophis p. proximus
Ornate box turtle, Terrapene o. ornata
Threatened Herptiles:
Butler’s garter snake, Thamnophis butleri
Blanding’s turtle, Emydoidea blandingii
Wood turtle, Clemmys insculpta

Other Herptiles- that may not be collected from the
wild in Wisconsin.
Black rat snake, Elaphe o. obsoleta
Bullsnake, Pituophis catenifer sayi
Timber rattlesnake, Crotalus horridus
Yellow-bellied (blue) racer, Coluber constrictor

Seasons
Frogs: The open season for frogs runs from the
Saturday nearest May 1 through December 31.
There is no open season for bullfrogs, Rana

catesbeiana, in Jefferson County. Frogs
may not be taken or collected from the wild
during the closed season.
Turtles: The open season for aquatic turtles runs
from July 15 through November 30. Turtles or turtle
eggs may not be taken or collected during the closed
season, unless authorized by the department.

Licenses for Collection and Possession:

Any person who collects, attempt to collect, or
possesses native Wisconsin aquatic turtles, or frogs
used for bait, must possess one of the following
licenses: Fishing, Small Game, Sports, Conservation
Patron, Setline*, or Set or Bank Pole*. Existing
Senior Citizen Recreational Cards also qualify. In
addition to the licenses listed above, residents
holding a Commercial Fishing License may harvest
turtles on Wisconsin/Mississippi Boundary Waters.

Other Herptiles: There are no closed seasons for
amphibians and reptiles not listed above under the
Protected Species or Seasons sections.

Size Limits
Snapping turtle have a minimum carapace (top shell)
size limit of 12-inches and a maximum of 16-inches
in length.
⏐→measure front to back←│

* These licenses are available only to residents.
Herptiles with open seasons: No native herptile
with open season may be collected or possessed dead
or live in Wisconsin above the legal possession
limits (see Section on Possession Limits) without a
Scientific Research License or a Class A Captive
Wild Animal Farm License (CWAFL).
See Section on Sales Provision for license
requirements for selling native herptiles.
Harvest of native herptiles by a nonresident is not
allowed except as follows:
♦ Frogs may be collected and used as fish bait
during the open season, but only for up to 24 hours.
♦ Turtles may be collected and possessed within
established season, size and possession limits.
♦ Other native herptiles can be possessed by
nonreseidents, if legally possessed in another state,
province, or country, for up to 60 days.(See Section

on Nonresident Possession)

12” minimum

16” maximum

There are no size limits for other herptiles.

Possession Limits – applies to native herptiles
whether collected, harvested or purchased.
A person may collect or possess up to 5 individuals
of each native herptile species that are not protected
(see Sections on Protected Species or Season) with
the following exceptions or restrictions:
♦ The possession limit for snapping turtles,
Chelydra s. serpentina, and softshell turtles, Apalone
sp., is 3 statewide. The one exception is on the
Mississippi River, where the possession limit is 10
for snapping turtles and 5 for softshell turtles.
♦ There are no possession limits or restrictions for
residents or nonresidents for nonnative herptiles.
♦ Up to 2 eastern milk snakes, Lampropeltis t.
triangulum, and 2 western fox snakes, Elaphe
vulpina, may be collected or possessed.

♦ Up to 2 black rat snakes, 2 bullsnakes, and
2 yellow-bellied (blue) racers may be possessed, but
ONLY IF legally obtained and originating from out
of state.
♦ There are no possession limits for herptiles not
listed as Endangered and Threatened that are
atypically colored or atypically patterned (e.g.
albinos, striped snakes that are typically blotched).
♦ Eastern tiger salamanders, Ambystoma t. tigrinum,
mudpuppies, Necturus maculosus, and northern
leopard frogs, Rana pipiens, may be collected and
possessed in unlimited numbers if the collector or
possessor is a resident and has a valid Class A
Captive Wild Animal Farm License.
♦ Licensed bait dealers and registered fish farmers
may possess more than 5 specimens of any
amphibian not Endangered or Threatened which are
collected or possessed as part of a bait shipment.
♦ There is a 3-month grace period on the possession
limit for native lizards and snakes, that are not
Endangered or Threatened, that are born in captivity
and that bring the possession limit above the legal
limit for a species. The offspring must be given
away within 3 months of their birth, but they may not
be sold, bartered, or traded. These offspring may not
be released to the wild without a Stocking License
from the Department of Natural Resources.
♦ A person may collect and possess up to 1 full
clutch of amphibian eggs and their hatched larvae up
until metamorphosis (transformation to the adult
form). Only 5 adult-form individuals may be
retained in possession and the rest must be either
given away or released in the wetland where the eggs
were originally collected.
♦ Publicly owned museums and American Zoo and
Aquarium Association accredited institutions are
exempt from possession limits.
♦ Accredited colleges, universities, and other
educational institutions are exempt from possession
limits for education and research. However,
individual researchers of these institutions must
obtain a Scientific Collectors Permit (for the
collection and possession of carcasses) or a Scientific
Research License (for the collection of live herptiles
whether possessed live or dead) from the Department
of Natural Resources prior to any in-state collecting
if such collecting will exceed the legal possession
limits.

Harvesting Methods
FROGS: may not be taken with firearms or airguns.
TURTLES: may be taken by hand, dip net, hook
and line, set line, set or bank poles, hooking, or hoop
net trap. No other trap types are allowed.
Turtles may not be taken by hook and line from trout
streams during the closed trout season.
The numbers of hoop traps that can be operated are
10 in Iowa-Wisconsin or Minnesota-Wisconsin
boundary waters and 3 in all other waters of the
state.
Hoop Net Trap Specifications
Trap hoops must be at least
2” above the water’s surface.

↓

Name Tag

↓

Traps must be made of stretchable fabric (e.g.,
nylon) and must have a minimum mesh stretch of 6
inches. No wire mesh is allowed.
Each trap must have a metal tag stamped or
engraved with the name and address of the operator
attached, and must be visible above the water’s
surface. The operator identified on the trap tag is
the only person authorized to tend these traps.
Traps must be set and maintained with the hoops
exposed a minimum of 2 inches above the water’s
surface.
Turtle traps must be checked and the entrapped
contents removed at least once each day after the day
they are set in all waters.

February 18, 2019

We plan on designing the business so that it's a combination of a retail store and reptile
education center. The retail store would sell reptile care supplies as well as live lizards,
snakes and turtles that are legal to own in the state of Wisconsin.
The educational portion would be in the same building, but contain enclosures
displaying various reptiles and amphibians in their native environments to show visitors
how they live in the wild. We plan on creating interpretive signs to teach visitors fun
facts about these animals, as well as reasons why they're important to protect in the
wild. Basically, why snakes/reptiles are helpful and shouldn't be killed.
Under the supervision of a trained employee, some of the animals would be taken out
for visitors to touch and learn about up close. These would of course be trained animals
only, a mixture of both Wisconsin-native and non-native species of reptiles and
amphibians.
I have an insurance policy that covers all of my animals for my hands-on programs,
which would be amended to cover them at the facility as well (upon approval by the City
of Hudson to move forward with this).
Overall, this business would strive to share a positive learning environment to debunk
the misconceptions about reptiles and amphibians. They truly are amazing and
fascinating animals! With their rise in popularity, we can properly educate the public
about their care and preservation in the wild.

Emily Roberts
Snake Discovery LLC: Fun and Educational Reptile Programs

