PLAN COMMISSION MEETING AGENDA
August 17, 2021 at 6:30PM via Go To Meetings

The meeting can be joined using a computer, smartphone or tablet at

https://global.gotomeeting.com/join/817810749. The meeting can also be joined by phone at

1 877 309 2073 using Access Code: 817-810-749.

AGENDA
1. Call to Order and Roll Call
2. Approval of the Agenda
3. Consent Agenda
a. Approval of minutes from the August 3, 2021 Plan Commission meeting
4. Public Comment (non-agenda items)
5. Action Items:
a. Public Hearing and vote on a Request for a Conditional Use Permit (CUP) for a
nonmetallic mine (sand pit) to be located on parcel #201-04924-0000. Applicant: Ashland
Sand & Gravel Properties, LLC
6. Announcement/Reports/Comments/Questions
7. Adjournment

It is possible that a quorum of members of other governmental bodies of the municipality may be in attendance at the above stated meeting to gather information
or speak about a subject, over which they have decision-making responsibility. Any govemnmental body at the above stated meeting will take no action other than
the governmental body specifically referred to above in this notice. The City of Ashland does not discriminate on the basis of sex, race, creed, color, national
origin, sexual orientation, age or disability in employment or provision of services, programs or activities. NOTE: Upon reasonable notice, the City of Ashland
will accommodate the needs of disabled individuals through auxiliary aids or services. For additional information or to request this service, contact Megan
McBride at (715) 682-7041.



https://global.gotomeeting.com/join/817810749
tel:+18773092073,,817810749

City of Ashland — Plan Commission Meeting Minutes

A meeting of the Ashland Plan Commission was held
on Tuesday, August 3rd, 2021 at 6:30 p.m. via
GoToMeeting.

Committee Members Present: Ana Tochterman, David Mettille,
Mayor Lewis, Laurie Gregor, Eric Lindell, John Beirl

Committee Members Absent: Katie Gellatly

Staff Present: Megan McBride

Mayor Lewis opened the meeting at 6:30 p.m.

Agenda
1) Approval of Agenda

‘Motion to approve the agenda by Eric Lindell. Seconded by David Mettille. Passed unanimously.

2) Consent Agenda

a) Approval of minutes from the July 20th, 2021 Plan Commission meeting

Motion to approve minutes from the July 20", 2021 Plan Commission meeting by Eric Lindell.
Seconded by John Beirl. Passed unanimously.

3) Public Comment (non-agenda items)

None.
4) Action Items

a) Public Hearing and Vote on a request to purchase a piece of City- owned
land, parcel #201-01412-0000. Applicant Robert Forster

Motion to go into public hearing by David Mettille. Seconded by Eric Lindell. Passed
unanimously.

Megan McBride summarized the public hearing notice that was issued, and the staff report
detailing the review criteria and staff recommendation for approval.




Mayor Lewis asked about the size of the parcel and appraised value. Megan explained that
we don’t know the appraised value, but estimated it to be around $100 as this is what the City
sold similarly sized irregular parcels for in the past. Since the cost of an appraisal was roughly
$400 and area appraisers are very busy, the applicant offered $500 to the City for this parcel.
There is nothing in our ordinance requiring that an appraisal take place, so the request is
being brought forward as received.

John Beirl asked about the land auction process, and how it is determined which parcels will
be sold. Megan answered that the Ashland County Register of Deeds office compiles a list of
tax delinquent properties which can be taken on tax deed, and then holds auctions as they
accumulate enough properties for a sale.

John Beirl also asked if the City keeps track of what land is being auctioned off by the County
through these sales.

Megan responded that she is sent a list of upcoming land which will be for sale, and typically
gets quite a few questions about developability and eligible uses for parcels that are for sale.
There are typically quite a few properties which do not sell each time, so it is difficult to know
what land will transfer each time.

John asked if sale of this property would impact the anticipated Bay City Creek trail which will
be located in this area in the future.

Megan McBride said that she did have the Parks and Public Works Departments both review
the request, and confirmed that this parcel would not impact future trail development. The trail
would utilize Stuntz Avenue to cross Main Street East, and the trail would likely pick up south
of Main Street East given the challenges of crossing the ravine/bridge. Therefore, sale of the

requested parcel would not impact any future City development plans or projects.

Motion to go out of public hearing by Mayor Lewis. Seconded by Ana Tochterman. Passed
unanimously.

Motion to approve offer to purchase parcel #01-01412-0000 by Robert Forster by Eric Lindell.
Seconded by David Mettille. Passed unanimously.

b) Site Plan review and vote for an expansion to the Lakeview Dental building located at
615 Lake Shore Drive West, parcel #201-00711-0000. Applicant: Brad Allen on behalf of

Lakeview Dental.

Megan McBride summarized the proposed site plan for expansion of the existing dental clinic




located at 615 Lake Shore Drive West, and the recommendation for approval with conditions
identified in the staff report.

Mayor Lewis asked how the view shed will be impacted by this project, and if anything could be
done to enhance lake views from U.S. Highway 2. Megan responded that the property owner
plans to have the excavator hired for the project trim and remove unhealthy trees during
construction which will likely improve views. She said that trees also provide stormwater
management and erosion control benefits on this steep slope adjacent to the Waterfront Trail,
so there will be a balance between maintaining healthy trees and enhancing lake views.

Ana Tochterman asks what the plan for public sidewalk is for this project. Megan answered that
the sidewalk will be replaced where driveways are being taken out. She explained that the
brickwork will also be restored to match the surrounding right-of-way, so areas where driveways
are being removed will blend seamlessly with the surrounding infrastructure.

Motion to approve Site Plan with staff recommended conditions by Eric Lindell. Seconded by
Mayor Lewis. Passed unanimously, with John Beirl abstained.

5) Announcements/Reports/Comments/Questions

Megan McBride informed the committee that The Commonwealth Companies will be coming
forward with a Development Agreement for approval, with planning activities taking place over
the winter for construction in 2022.

6) Adjournment

‘Motion to adjourn by David Mettille. Seconded by Eric Lindell. Passed unanimously.

Meeting was adjourned at 7:16 pm. Minutes done by Jaclynn Findlay.



DEPARTMENT OF
PLANNING &
DEVELOPMENT
601 Main Street West
Ashland, WI 54806

STAFF REPORT

Plan Commission — August 17, 2021

Agenda Item # 5a: Conditional Use Permit Request to allow a nonmetallic mining
use/sand pit

Zoning District: Future Development (FD)

Parcel #: #201-04924-0000

Applicant: Ashland Sand & Gravel LLC

Staff Contact: Megan McBride

Background

Ashland Sand and Gravel is requesting approval of a Conditional Use Permit (CUP) for a mining
use/sand pit on their parcel #201-04924-0000, located on Summit Rd and directly south of the Maple
Ridge subdivision, zoned Future Development (FD). The proposed operation would include a sand pit
approximately 14 acres in size, located entirely on parcel #201-04924-0000 and using parcel #201-
04932-0000 for site access off of Summit Rd. This development is anticipated to generate up to four (4)
new jobs paying between $40,000 and $80,000 annually.

A 60 foot vegetative buffer of trees (primarily spruce and red pine) will be planted along the northern
property line to screen from the adjacent residential properties, with a screening berm located directly
south of the landscaping buffer constructed from on-site topsoil and overburden. The hours of operation
would be from 7:00am-5:00pm Monday-Friday, and 7am-2pm Saturday. No activity would take place on
Sundays or holidays.

The draft reclamation plan for the project site has been provided to the City, as is pending approval by
the Ashland County Highway Department. The reclamation plan does not identify a concluding year for
operation of the sand pit, but does identify the methods for restoration of the site and potential
residential development as the future intended use.

Standards for Conditional Use Review

The City of Ashland’s Unified Development Ordinance Section 3.9 (C) Conditional Use Permit —
Approval Criteria (and all subsections thereof), create the legal framework to regulate, administer, and
enforce the conditional use standards for the City of Ashland. The following decision criteria were used
to review the submitted conditional use:

1. Consistency with Comprehensive Plan. The proposed use is not consistent with
Comprehensive Plan objectives or the identified future land use plan for this area of the City.




Environmental sustainability was
identified as a central tenet of the
community, and as such states that
the City “will make policies and take
actions to help protect and make vital
the expanse of rich and fertile
countryside that surround Ashland so
that it will remain visually beautiful
and ecologically sustainable” (p. 18).

Additionally, the proposed
development is inconsistent with the
Comp Plan’s recommended future
and transitional land use plans. The

area identified for development of the Transitional Land Use Plan ide_ntified in Authentic
proposed sand pit lies within the “do not AsE:and 2035: A Comprehensive Plan for

harm” zone or conservation buffer. The S and, Wi

Comp Plan states that Ashland should

strive to become “a community that protects its waterfront and conservation buffer areas” (p.
32). Allowing a new nonmetallic mining/sand pit use within the conservation buffer zone
would not promote this Comp Plan recommendation, as the plan urges the City to move
away from extractive and other types of heavy impact land uses within the City when
possible. However, the proposed additional jobs and contribution to local construction
material availability will provide community services, and the proposed berm and
landscaping for screening will make visual impacts of the sand pit minimal.

Compatibility. The proposed use is compatible with the intent and allowable uses of the
Future Development (FD) district in which it is located, but would be incompatible with
existing and future surrounding uses. The FD zoning district is primarily located on the
fringes of City limits, and as such may be appropriate for a variety of agricultural, industrial,
and residential uses depending on location. The subject parcel directly abuts the Residential
Estate (RE) zoning district (to the north), and is adjacent to the Public Institutional (PI)
district (to the west). The neighboring cemetery performs approximately 50 burials per year,
and these services typically last approximately one (1) hour. The sand pit operations would
be very disruptive to the tranquility of any funeral and/or burial service conducted at the
cemetery. A proposed condition based on public input would be to allow cemetery
management to contact the mine operator at least 48-hours in advance of a planned
ceremony and the operations at the mine must cease any excessive noise-producing
activities, i.e. trucks/machinery backing and crushing activities. Particularly given the
anticipated expansion of the cemetery in future years to the south, which would directly abut
the proposed sand pit, this condition would proactively anticipate this community need and
ensure continued compatibility of these potential neighboring uses.

The developer has identified several protections to promote compatibility with existing and
anticipated future uses. Since adjacent residential property owners obtain their drinking
water from private wells, mining activity impacts on water quality was a major consideration
for compatibility. The bottom of the pit would be 50 feet +/- 10 feet, for a maximum depth of
60 feet. The included well construction report indicates a ground water depth of 128 feet,
maintaining a minimum 68 foot separation from mining activities and groundwater. The
identified pit location will remain approximately 400 feet from any surface water sources,
including the Bay City Creek and mapped wetlands on site.



The berm along the western and northern property lines combined with the additional
proposed landscaping to screen views and noise will minimize impacts on surrounding
properties. The City of Ashland’s assessor contracted through Associated Appraisals Inc.
was consulted about anticipated impacts of the proposed development on surrounding
property values. In his opinion, “such a pit with an earthen berm surrounding the pit would
have very little to no impact on the surrounding property values. Only time will tell what the
true impact would be regarding resale value of these properties, | feel that it will not harm or
negatively affect the sale values” (Walt Hughes email from 8/10/2021).

Importance of Services to the Community. Availability of affordable construction
materials has consistently proven to be a barrier for contractors across the country in
completing construction projects, which can slow housing and economic development if
projects are delayed. The proposed use would help to serve the local construction
community, providing locally-sourced and therefore more affordable fill material that will
reduce transportation costs and demands. Reduction of trucking traffic in this way can also
help lower the overall environmental footprint of local construction projects, and ensure that
projects related to economic development, public infrastructure improvements, and other
types of private development projects will have access to the materials they need.

There are currently a total of 34 issued sand pit permits within Ashland County according to
Ashland County Highway Commissioner (email from August 12, 2021).

Neighborhood Protections. Proposed neighborhood protections to screen noise, dust and
other impacts of the proposed development from the adjacent residential properties include
a 60 foot landscaping buffer between an earthen berm and the northern and western
property lines. A recommended condition of approval is for evidence to be provided to City
staff upon construction of the earthen berm that City of Ashland Ordinance Chapter 202
standards regarding allowable noise levels at the property lines will be met. For preservation
of water quality, the maximum pit depth will be 50 feet +/- 10 feet, which will remain well
above the 128 foot ground water depth as verified in the included Well Constructor’s Report.

Additional neighborhood protections may be added by the Plan Commission and City
Council based on public input gained through the Public Hearing.

Conformance with Other Requirements: The applicant will need to conform to all UDO
standards, including (but not limited to):

- Approval of the associated reclamation plan by the Ashland County Highway Department

- Approval of nonmetallic mining operation and stormwater permits from the Wisconsin
Department of Natural Resources

- Compliance with City of Ashland Ordinance Chapter 202 for Noise Pollution Prevention
Section 202.06 for machines and equipment

Review Recommendation

Staff recommends APPROVAL of the Conditional Use Permit contingent on the following conditions:

Approval of the associated Reclamation Plan by the Ashland County Highway Department



- Approval of nonmetallic mining operation and stormwater permits from the Wisconsin
Department of Natural Resources

- Demonstration upon construction of the berm that City of Ashland Ordinance Chapter 202 for
Noise Pollution Prevention decibel limits at the property line are met for machines and
equipment per Section 202.06

- Allow the Cemetery management to contact the mine operator at least 48-hours in advance of a
planned ceremony and the operations at the mine must cease any excessive noise-producing
activities, i.e. trucks/machinery backing up and crushing activities

Additionally, as a Public Hearing is scheduled for the proposed Conditional Use Permit, the Plan
Commission should hear all input from the public prior to making a decision. The required Class 2
public hearing notice was issued, and discretionary letters were sent to all surrounding property owners
within 300 feet of the proposed development.

Approvals are based on background information provided by the applicant and known conditions. Deviations from this information may be
considered a change in the application and reconsideration and possible revision to the approvals may be made by the Plan Commission and
Common Council.






RECLAMATION PLAN
PREPARED FOR:

The property is owned by:

AS&G Properties LLC
Anthony A Roffers

P.O. Box 235

Solon Springs, WI 54873
715-816-4025

The mine will be operated by:

AS&G Properties LLC
Mike Pagac

67320 Hwy 2
Ashland, WI 54806
715-292-3786

The reclamation plan was designed by:

Weyandt Engineering Services
Scott Weyandt

65635 Shady Lane

Iron River, WI 54847
218-393-1915

Ashland Sand & Gravel is proposing to construct a non-metallic mine in the City of Ashland. The property is
located in the SE ¥ of the SW %, Section 8, T47N, R4W in the City of Ashland, Ashland County, Wisconsin,

The proposed mine and buffer areas are approximately 25 acres.

The ming is named “T&M Pit”.

Ashland Pit — Reclamation Plan
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T&M PIT - RECLAMATION PLAN
PREPARED FOR:
ASHLAND SAND & GRAVEL T&M PIT

PREPARED BY:
WEYANDT ENGINEERING SERVICES
65635 SHADY LANE
IRON RIVER, WI 54847

Ashland Pit — Reclamation Pian
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—___.._____—_—--.__—____—._...._..___.__—...—__..—_____—...__..._.__..__—__-_...___.___..

June 24, 2021

Ashland Sand and Gravel T&M Pit — Reclamation Plan

City of Ashland

Prepared for Ashland Sand & Gravel

_—_—-.—...-__._—_————__-._—_.—..._-.._...__-_-....__.__-_—..__.__.._—_—_.____—_—._.__—_

1.0 Introduction

Ashland Sand & Gravel is proposing to construct a non-metallic mine in the City of Ashland.
The property is located in the SE % of the SW %4, Section 8, T47N » R4W in the City of Ashland,
Ashland County, Wisconsin. The proposed mine and buffer areas are approximately 25 acres.
The mine is named “T&M Pit”.

The property is owned by:
AS&G Properties LLC
Gary Roffers

30635 State Hwy 2
Ashland, WI 54806
715-682-3608

The mine will be operated by:
AS&G Properties LLC

Mike Pagac

07320 Hwy 2

Ashland, WI 54806
715-292-3786

The reclamation plan was designed by:
Weyandt Engineering Services

Scott Weyandt

65635 Shady Lane

Iron River, WI 54847

218-393-1915

2.0 Property Ownership
The property is owned by AS&G Properties LLC. The parcel number is 201049240000.

See quit claim deed in Appendix A. Adjacent landowner information is also included in
Appendix A.
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10.0

10.1

10.2

10.3

10.4

10.5

Reclamation Measures

Concurrently with the start of mine stripping a 60° wide vegetative buffer of trees will be planted
on the north line of the property. The trees will consist primarily of spruce and red pine. South
of the vegetative buffer will be the topsoil and overburden stockpiles. These stockpiles will be
constructed in a linear fashion to provide a screening berm to the residents to the north.

When mining is finishing the overburden stockpile material will be used to stabilize slopes and
construct the final desired contouring of the pit. Topsoil will be placed to an average thickness of
4. A portion of the overburden and topsoil stockpiles may remain on the northern boundary to
continue providing screen to neighbors to north. The exact extent that will remain is dependent
upon how much material is needed for final reclamation.

See drawings in Appendix D for existing and proposed conditions and extents of mining.

Revegetation Measures

After subsoil and topsoil reapplication, the seedbed will be prepared by discs, harrows or other
equipment to obtain an even and loose seedbed. Seeding will occur during the growing season
when soil conditions are suitable. WisDOT type 70 seed mix will be used for the final
reclamation areas. Seed type 70 seed mix at 11b/1,000sf with a nurse crop. An estimated
1,0891bs of type 90 seed mix will be needed for reclamation.

When a nurse crop is required for spring seeding before June 15, or if the engineer allows
seeding between June 15 and October 15, use annual oats. For fall seeding after October 15, use
winter wheat, or annual ryegrass. Seed nurse crop at 11b/1,000sf in addition to seed mix type 70.
An estimated 1,0891bs of nurse crop seed mix will be needed for reclamation.

Temporary Seed

Stockpiles of overburden and topsoil will be temporary seeded. Seeding with the temporary
stabilization seed mix will occur during the growing season. A nurse crop may be necessary
where seeding must be performed outside of the normal growing season. Annual Ryegrass or
Winter Wheat will be used where fall or winter planting is necessary. The proposed temporary
stabilization seed mix is Wisconsin Department of Transportation Seed Mix No. 20. An
estimated 220 1bs of temporary seed mix will be needed.

Fertilizer & Mulch

Fertilizer mixture used is 12-22-10 with an application rate of 150 pounds per acre. Straw mulch
will be applied at a rate of 2ton/acre and will be crimped in utilizing a straight line disc or
equivalent. Approximately 3,7501bs of fertilizer will be needed and 50 tons of straw mulch,

Topsoil Balance

With an average thickness of four inches over the 11 acre pit, 5,600CYD of topsoil are expected
to be salvaged on the site. During final reclamation of the pit a portion of the pit will be
designated for stormwater treatment and may not be revegetated and thus not require topsoil. The
estimated area for future stormwater treatment is 3 acres leaving 8 acres to be re-topsoiled. The 8
acres of reclamation will consume 4,300CYD of topsoil. The remaining 1,300CYD of topsoil
will be used on what remains of the overburden screening berm on the north.

Cost Estimate for Reclamation

The owner estimates the time for reclamation once mining is finished is 4 weeks or 160 hours of
work time for three operators each. The average cost for an operator is $35/hr, backhoe rental is
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$45/hr, dozer rental is $35/hr, and truck rental is about $30/hr. Total cost per hour is $145/hr.
Labor and equipment is estimated to total 160hrs X $145/hr = $23,200. The cost for seed, mulch,
and fertilizer is approximately $1,000/acre. Therefore estimated cost for seed, mulch, and
fertilizer for the 25 acre site is $25,000. This includes labor and materials.

Total estimated cost for final reclamation is $48.200.

11.0  Criteria for Successful Reclamation

In order to determine successful revegetation for final vegetation cover, reclaimed areas will be
assessed for density of the perennial vegetative cover. Reclamation will be considered complete
when “final stabilization” has been achieved, as defined in Wisconsin Code NR 216. This
standard states that final stabilization is achieved when a “uniform perennial vegetative cover has
been established with a density of at least 70 percent of the cover for unpaved areas and areas not
covered by permanent structures.” Once reclaimed areas have achieved the aforementioned
vegetative cover results, the areas will be considered successfully reclaimed and no further
reclamation activities shall be required for that location.

12.0 Certification of Reclamation Plan

I hereby certify, as duly authorized representative or agent that Ashland Sand & Gravel will
comply with the provisions of this reclamation plan, the Ashland County nonmetallic mining
reclamation ordinance, as well as the statewide nonmetallic mining reclamation standards
established in ss.NR 135.05 through NR 135.15 Wis. Admin. Code.

v Z09- 20/

Signature of Applicant or Duly Authorized Agent Date Signed
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Parcel #201-04924-0000
Proposed location of
nonmetallic mine/sand pit
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Future Development (FD)
Residential Estate (RE)
Public/Institutional (PI)

Planned Residential/
Institutional (PRI)

Wetland Overlay (WET-0)
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