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October 6 ,  1987 

Mr. Richard E.  Thompson 
S t .  Croi x County Planning Direc tor  
S t .  Croix County Court House 
911 Fourth S t r e e t  
Hudson, WI 54016 

Dear Mr. Thompson: 

This l e t t e r  i s  wr i t ten  a s  a summary and conclusionary s tatement  f o r  the  S t .  
Croix CountylBoody Master Plan. Enclosed a r e  reduced copies  of t he  plans and 
diagrams which document t h e  s i t e  design process and planning of t he  County 
owned s i t e .  

Pursuant t o  our  agreement of May, 1987, f u l l  s c a l e  mylars wi l l  be made 
avai l  ab le  a t  your request .  

Purpose and goals  of the  Master Plan Study a r e  s t a t e d  i n  t h e  Request f o r  
Proposals dated February 12, 1987, and a1 so in  Gair & Associates  response t o  
the  reques t  f o r  proposals dated March 16, 1987. In the  most bas ic  terms, t he  
County's d e s i r e  was t o  loca te  the  most preferable  County Government Center s i t e  
within the  99 ac re  parcel and t o  pos i t ion  the  remaining property f o r  disposal  
t o  o the r  development i n t e r e s t s .  

The scope of s e rv ices  contemplated t o  achieve a well conceived Master Plan 
included the  following: 

1. Receive from the County an es t imate  of poss ib le  uses f o r  the  parcel 
and an es t imate  of cu r ren t  and f u t u r e  projected space needs f o r  the  
Government Center (provided via  Planning D i r e c t o r ' s  l e t t e r  of June 17, 
1987). 

2. Meetings with County and City s t a f f  were i n i t i a t e d  f o r  purposes of 
gaining " f i r s t -hand"  in s igh t  and expecta t ions  f o r  cons idera t ion  in the  
preparat ion of t he  u l t imate  plan. 

3 .  Conduct physical s i t e  inventory, surveys and analyses and prepare a 
permanent mylar base map (from county provided informat ion) .  

4. Prepare a graph summary statement of the  s i t e ' s  development p o t e n t i a l .  

5. Based on the  above, a s e r i e s  of a l t e r n a t i v e  land use plans were 
conceived. The primary d i f f e rences  were in the  loca t ion  of the  f u t u r e  
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Government Center  s i t e .  R e p r e s e n t a t i v e  examples o f  these  v a r i o u s  l a n d  
use p l a n s  a r e  d e p i c t e d  i n  t h e  a t t a c h e d  drawings,  and each was 
p r e d i c a t e d  on f a c t o r s  such as s i t e  v i s i b i l  i ty, access i  b i l  i t y ,  
p r o x i m i t y  t o  o t h e r  e x i s t i n g  f u t u r e  l a n d  uses, n a t u r a l  s i t e  f e a t u r e s ,  
s i t e  a m e n i t i e s  and t h e  p e r c e i v e d  p o t e n t i a l  t o  c r e a t e  an a t t r a c t i v e  
f i n s 1  Government Cen te r  s i t e  des ign  s o l u t i o n .  

6. A l t e r n a t i v e  Master  P lans were rev iewed by  c i t y  and coun ty  s t a f f ,  t h e  
F inance and B u i l d i n g  Committee and t h e  County Board o f  Commissioners. 

7 .  A  f i n a l  Master  P l a n  has been prepared,  one which was deemed most 
a p p r o p r i a t e  and r e c e i v e d  t h e  h i g h e s t  consensus. 

It s h o u l d  be no ted  t h a t  a  c r i t i c a l  r e v i e w  o f  each o f  t h e  a l t e r n a t i v e  p l a n s  was 
n o t  necessary  i n  t h e  f i n a l  a n a l y s i s .  The reason f o r  t h i s  i s  t h a t  i t  became 
apparen t  t h a t  t h e  p r e f e r r e d  s i t e  l o c a t i o n  o f  t h e  Government Center  was t h e  
sou theas t  a rea  o f  t h e  p a r c e l .  T h i s  b e i n g  t h e  case: and a  consensus o f  o p i n i o n  
f a v o r e d  t h i s  l o c a t i o n ,  no p o s i t i v e / n e g a t i v e  p l a n n i n g  o r  des ign  c o n s i d e r a t i o n s  
beyond a c c e s s i b i l  i t y / v i  s i b i  1  i t y  and a e s t h e t i c s  were p a r t i c u l a r l y  r e l e v a n t .  
A d d i t i o n a l l y ,  t h e  c o s t  o f  p r o v i d i n g  s a n i t a r y  sewer s e r v i c e  i s  e s s e n t i a l l y  t h e  
same f o r  a l l  a l t e r n a t i v e  l a y o u t s  and t h a t  o t h e r  e n g i n e e r i n g  des ign  
c o n s i d e r a t i o n s  such as wa te r  e x t e n s i o n ,  roadways and t h e  u l t i m a t e  s t o r m  sewer 
d e s i g n  a r e  n o t  a  d e t r i m e n t  t o  t h e  f a v o r e d  Master  P lan  o v e r  any o f  t h e  o t h e r  
c o n s i d e r e d  a1 t e r n a t i v e s .  

The f i n a l  Mas te r  P lan embraces a  f u t u r e  f l e x i b i l i t y  and s i t e  c o m p a t i b l i t y  which 
we b e l i e v e  i s  v i t a l  t o  t h e  County.  A  f i r s t  phase o f  s i t e  development i n  t h e  
sou theas t  area o f  t h e  p a r c e l  would, w i t h  c a r e f u l  and t h o u g h t f u l  a r c h i t e c t u a l  
and landscape a r c h i t e c t u a l  des ign,  produce a  Government Cen te r  c h a r a c t e r i z e d  by  
h i g h  a e s t h e t i c  and f u n c t i o n a l  q u a l i t i e s .  

F o l l o w i n g  y o u r  r e v i e w  o f  t h e s e  m a t e r i a l s ,  G a i r  & A s s o c i a t e s  w i l l ,  a t  t h e  
C o u n t y ' s  d i s c r e t i o n ,  d i s t r i b u t e  a  l i m i t e d  number o f  t h e  background e x h i b i t s  as 
w e l l  as t h e  f i n a l  Mas te r  P l a n  t o  a rea  r e a l  e s t a t e  deve lopers  as o r i g i n a l l y  
o f f e r e d .  

K i  n d e s t  regards,  

GAIR & ASSOCIATES, 

,l Ll c ~ ~ / y ~ ' j ~ ~ ;  
Michael  J. G a i r  

MJG: k l m  

Enc losu re  
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...... PLANNED S T O R M  SEWER 

EXISTING S T O R M  SEWER 

R A N N E D  SANITARY SEWER 

EXISTING SANITARY SEWER 

EXISTINO WATER MAIN 
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GAIR V. MASTER PLAN 
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SCALE I . .  100 FEET ST CROlX COUNTY 
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LANDSCAPE CONCEPTS 

CITY PAilY 

1. PARKWAY/BOULEVARD 

T R E E  L I N E D  S T R E E T ,  
B O T H  S I D E S  (MAPLES,  ASH) 

2. SITE PLANTINGS - 
P O N D I N G  AREA 

M O I S T  LOVING,  N A T I V E  
VEGETATION ( R E D T W I G  
DOGWOOD,  WILLOWS)  

3 .  BUFFER CNTY. RD. UU 
ALLOW VIEWS TO PENETRATE 
S lTE (EVERGREENS,  OVERSTORY 

. . . TREES, SHRUBS) 

Hdn::on Fi l r i r i lead . 4. BUFFER C A R M I C H A E L  
ERMS AND PLANTINGS 

NTRANCES TO 
GOVERNMENT CENTER 

) .. PLANTINGS ENHANCE AND 
,, MARK ENTRIES 
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MASTER PLAN D A T E  1 0 - a - l i i s ,  

MASTER CONCEPT PLAN ASSOCIATES FOR 

LAND USE 1 ROAD ALIGNMENT ST CROIX COUNTY SCALE. I - .  100 P E E ,  

Boody Land o So 100 Zoo 





PRELIMINARY ENGINEER ESTIMATES 
INFRASTRUCTURE 

ST. CROIX COUNTY 
BOODY LAND 

Eng ineer ing  e s t i m a t e s  have been made f o r  t h e  ma jo r  roadway and t r u n k  u t i l i t y  
systems. These a r e  e s t i m a t e s  o n l y  and a r e  in tended  t o  p r o v i d e  c o s t s  f o r  purposes o f  
genera l  s i t e  p l a n n i n g ,  phasing,  e s t a b l i s h i n g  p r i o r i t i e s  and t h e  scope o f  f u t u r e  
d e t a i l e d  s t u d i e s .  

A d d i t i o n a l  s t u d y  and v e r i f i c a t i o n  shou ld  be completed p r i o r  t o  any f i n a l  d e c i s i o n s  
p r e d i c a t e d  on t h e s e  e s t i m a t e s .  

WATER TRUNK: -- 
(Extend f r o m  V a l l e y  View D r i v e  t o  t h e  f u t u r e  w a t e r  tower )  

12" DIP Water Main = 3200 f e e t  
8 "  DIP Water Main = 1300 f e e t  
6 "  DIP Water Main = 650 f e e t  TOTAL ESTIMATED COST: $116,100.00 

Val ves = 1 5 f e e t  
Hydran ts  = 10 f e e t  

STORM SEWER: -- 

24" RCP = 600 f e e t  
18" RCP = 700 f e e t  
12" RCP = 900 f e e t  
24" F l  a red  Ends = 2 f e e t  

Catch Bas in  = 8 f e e t  

TOTAL ESTZMATED COST: $ 56,200.00 

SANITARY SEWER: 
(Temporary System i n  County Road UV) 

4" Fo rce  Main  
L i f t  S t a t i o n  

ESTIMATED COST: $ 52,000.00 

( U l t i m a t e  System) TOTAL ESTlMATED COST: $144,500.00 

15" RCP = 2200 f e e t  
8 "  PVC = 1500 f e e t  

Manhol e = 10 f e e t  
ESTIMATED COST: $ 92,500.00 

ROADWAY : 
(From County T runk  Highway UV t o  Carmichael  Ex tens ion )  

48 f e e t  @ 2600 f e e t  
33 f e e t  @ 700 f e e t  

TOTAL ESTIMATED COST: $143,676.00 
TOTAL ESTIMATED COST: $ 29,190.00 


