
Date: April 1, 2025 
 
To: Town of Eagle Planning and Zoning Commission 
 
From: Rebekah Leto, AICP, Town Planner 
 
Subject:  Preliminary Plat review for 19-lot residential subdivision, located in the N ½ of the SW ¼ of 

Section 13, Town of Eagle. Tax Key No. EGLT 1779.999.001 
 
Meeting  April 7, 2025 
Date:   
 

Belinski Homes has submitted a 19-lot preliminary plat for review and approval (Exhibit A). The property is 
located east of Sprague Road and north of Hidden Knoll subdivision. Residential subdivisions exist to the south 
(Hidden Knoll) and north (Eagles Aire North). Wetland, Primary Environmental Corridor and floodplain east of the 
site are preserved as open space through Eagles Aire subdivision.  Jericho Creek is slightly further east.  

The approximately 78-acre farmland parcel has rolling 
topography and soils with hydric inclusions, which is an 
indicator that groundwater may be within 3 ft. of the surface. 
A wetland and Isolated Natural Resources Area (INRA) exist in 
the east-central portion of the site that connects to a larger 
wetland complex in the southeast corner.  

The subdivision entrance is from Sprague Road with a road 
extension to Hidden Knoll Drive to the south. The proposal 
requires crossing the wetland and INRA to an area of upland 
located in the east portion of the site that allows for five lots 
and contains a cul-de sac.  The cul-de sac length and radius 
comply with the ordinance requirements.  

 

Town and County Land Use Plan 

The Town of Eagle Land Use Plan designates the parcel as Rural Residential I (minimum 3 acres per dwelling 
unit), Other Open Areas to be Preserved and Primary Environmental Corridor. The Waukesha County 
Comprehensive Development Plan designates the parcel as Suburban Density Residential II (minimum 3 acres 
per dwelling unit). The overall density is being complied with. The County Development Plan and Southeastern 
Wisconsin Regional Plan also notes that areas of INRA and wetland be protected.  However, three of the 
proposed lots have areas of wetland and INRA (lots 12-14). If restricting language is placed on the plat 
prohibiting filling, disturbance or development of the wetland and INRA areas, the proposal complies with both 
plans.   

Zoning Requirements 

The property is zoned Rural Residential District, requiring a minimum of 3-acre lot sizes and 200 ft. in average 
width. Each lot complies with the zoning requirements for the RR District.  

Residential Development Permits 

The Town approved 19 Residential Development permits for this development at their December 3, 2024, joint 
meeting.  

Department of Natural Resources (DNR) 

A DNR permit will be required for the wetland crossing. The developer will need to avoid and minimize impacts to 
the wetland to meet state standards. Documentation will need to be provided to the DNR that shows how the 
wetlands impacts are the smallest amount possible, in addition to providing an alternatives analysis.   
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Town Engineer  

See enclosed memo dated March 4, 2025. Preliminary Stormwater approval has not been obtained.  
 
Waukesha County Environmental Health Division  
On February 21, 2025, the Environmental Health Division (EHD) certified that there are suitable soils on each 
individual parcel to support a residential use after a review of soil boring data. Lots 1-6 and 12-19 have 
conventional type soils. Mound-type soils are present on lots 7-11. The mound sites shall be protected from land 
alteration. EHD recommends septic areas and 15 ft. of downslope to be staked off to protect the sites from 
disturbance.  Note that the septic boxes on the preliminary plat do not accurately represent the size, layout or 
location of the eventual septic system.   
 
Fire Department comments 
No issues or concerns with this development.  
 
Wisconsin Department of Administration – Plat Review 
The State DOA approved the Preliminary Plat on March 12, 2025. 
 
Extra-territorial Land Division Review 
The Eagle Village Board approved the Preliminary Plat on March 13, 2025.  
 
Waukesha County Department of Parks and Land Use Approval Authority 
Waukesha County is an approving entity for all town plats. The overall department comments have not been 
received as of the date of this report. An update may be given at the April 7, 2025 meeting.  
 
Wetland Delineation 
A wetland delineation was completed in May of 2024. As discussed with the petitioner in October at the concept 
meeting, Planner Leto submitted the wetland delineation report to SEWPRC for review given that there are 
known critical species habitats near the development. The wetland delineation report provides strong indicators 
that it is a groundwater-fed wetland complex with high-quality species and likely contains a good quality 
sedge/seepage meadow that is relatively intact. The wetland report provides a basic species list to determine a 
wetland boundary but is not a plant community inventory, which could be evaluated to see if it meets the criteria 
for a natural area or critical species habitat.  It is recommended that the Town require that SEWRPC be 
permitted to conduct a botanical inventory of the wetland and INRA, in addition to providing recommendations 
for mitigation to alter the wetland, prior to the submittal of a revised preliminary plat or final plat.  
 
Staff Recommendation 
Based upon the above information, staff recommends the Planning and Zoning Commission recommend to the 
Town Board conditional approval of the Preliminary Plat dated February 5, 2025, based on the following 
conditions being met, prior to the submittal of a revised Preliminary Plat or a Final Plat, unless otherwise noted:   

1. All comments of the Town Engineer Memo dated 3/4/2025 shall be complied with. Preliminary 
Stormwater Approval shall be granted prior to land altering or the submittal of a Final Plat or revised 
Preliminary Plat. If Preliminary Stormwater Approval requires the substantial modification of the layout 
as shown on the 2/5/25 plat, a revised Preliminary Plat is required to be submitted to all entities.  
 

2. Modify the zoning requirements to state the road setback is 35 ft. and modify the building envelopes 
shown on the plat to match. 

 
3. Existing wells and septic systems within 50 ft. of the exterior plat boundary shall be shown on the plat. 

  
4. Buildings within 50 ft. of the exterior plat boundary shall be shown on the final plat.  

 
5. Any existing farm drain tiles shall be identified on the plat, including location, purpose and status. 
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6. Vision corner easements shall be placed on Lots 1, 12, 15 and 19 in accordance with Section 500.562 of 
the Municipal Code. Restrictive language of the easement area shall also be placed on the plat.   

 

7. The Town Board must approve a waiver from the 2.5:1 maximum Depth to Width Ratio requirement for 
Lots 1-6, 13-14 and 17-19 as they do not meet this requirement by approximately 17-33 feet. If 
approved, a note shall be added that states, “The Town Board waive the 2.5:1 depth to width ratio 
requirement for Lots 1-6,13-14 and 17-19 on _________”. 

 
8. A Land Management Plan shall be prepared by the developer and submitted to the Town Board for 

review and approval.  The plan must address long-term management and monitoring of the wetland and 
INRA within the Outlot(s) and on private Lots 6 and 12-14. The final approved plan shall be recorded in 
the Waukesha County Register of Deeds by the developer immediately after plat recordation. 
Depending on the outcome of the botanical survey completed by SEWRPC, the developer may wish to 
contact the Waukesha County Land Conservancy to gauge interested in maintaining the wetland and 
INRA areas in accordance with the approved Land Management Plan. 

 
9. The wetland and INRA areas on Lots 6 and 12-14 shall be contained within an “Open Space Easement” 

to ensure the property is consistent with the purpose of preserving the area as open space in perpetuity.  
The easement language can be incorporated into the Land Management Plan noted above or noted 
directly on the plat.  
 

10. The developer shall allow SEWRPC, at the request of the Town Planner, on the property to conduct a 
botanical survey to investigate the potential for critical species or rare habitat or high-quality natural 
communities within the wetland and INRA areas on site. There is no charge for this investigation. The 
outcome of the survey shall be incorporated into the Land Management Plan for the development.  

 

11. A Master Grading Plan shall be submitted for review and approval by the Town Engineer. A copy of the 
final Master Grading Plan shall be provided to the Town Planner to ensure future residential 
development on individual lots is in compliance with the approved Master Grading Plan.   
 

12. According to the soil survey of Milwaukee and Waukesha Counties, lots in this subdivision may contain 
soils with seasonal high groundwater located less than 3’ below ground surface. Therefore, a soil 
analysis for all lots within the development shall be completed to ensure that basement floor elevations 
will be at least one (1) ft. above the estimated seasonal high groundwater conditions. Minimum 
basement floor elevations must be identified on a Master Grading Plan or Final Plat for any lots with 
limiting factors.  
 

13. The maintenance responsibilities of the Outlots shall be identified on the final plat.  
 

14. A curve table shall be provided on the final plat.  
 

15. All monuments required by Chapter 236 shall be shown on the final plat.  
 

16. Prior to land altering activities taking place, a Developer’s Agreement shall be approved by the Town 
Attorney and Town Planning and Zoning Commission and Town Board.  
 

17. Proposed developer restrictions/subdivision covenants shall be reviewed by the Town Plan Commission 
and Town Board, prior to Final Plat approval.  
 

18. Street signs and traffic control signs are subject to approval by the Town Engineer.  
 

19. A subdivision entrance sign requires a permit from the Town Building Inspector. The sign must be a 
monument sign that does not exceed 32 square feet, and may be up to 6 feet in height with external 
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illumination.  
 

20. The Fire Department must comment on whether the development requires a well, cisterns, tank or other 
device suitable to the needs of the fire department as determined by the town board, or if the town 
board may waive such a requirement and accept payment of a fee established in an impact fee 
ordinance adopted by the town.  
 

21. A snow removal plan and a landscaping plan for Outlot 4 must be approved by the Town Road 
Superintendent and Town Board, if applicable.  
 

22. Signature Certificates shall be shown on the final plat.  
 

23. All required DNR permits shall be obtained for the wetland crossing, prior to land altering taking place or 
a Final Plat being signed, whichever is first. A copy of the DNR approved permit shall be provided to the 
Town for their records.  
 

24. Staff and Governmental Approval. Prior to the Town signing the final plat, the commencement of any 
construction or any improvement, whether public or private, or any site development, the Developer shall 
satisfy all comments, conditions and concerns of the Town Planner, the Town Engineer, Town Attorney 
and all reviewing, objecting and approving bodies, including, but not limited to, the State of Wisconsin 
Department of Commerce per Chapter 236, Wisconsin Statutes and Chapter COMM 85, Wisconsin 
Administrative Code; State of Wisconsin Department of Administration per Chapter 236, Wisconsin 
Statutes; the Waukesha County Department of Parks and Land Use (including the Planning and Zoning 
Division, Parks System Division and Environmental Health Division) and the Waukesha County 
Department of  Public Works; as applicable, in regard to the Conveyance, and obtaining all necessary 
permits and approvals, prior to commencing construction of any improvement, whether public or private, 
or site development or recordation of the conveyance, whichever is earlier. 
 

25. Professional Fees. The Petitioner shall, on demand, reimburse the Town for all costs and expenses of 
any type that the Town incurs in connection with this development, including the cost of professional 
services incurred by the Town (including engineering, legal, planning, and other consulting fees) for the 
review and preparation of required documents or attendance at meetings or other related professional 
services for this application, as well as to enforce the conditions of this review due to a violation of these 
conditions. 
 

26. Payment of Charges. Any unpaid bills owed to the Town by the subject property owner or his or her 
tenants, operators, or occupants, for reimbursement of professional fees (as described above); or for 
personal property taxes; or for real property taxes; or for licenses, permit fees or any other fees owed to 
the Town; shall be placed upon the tax roll for the subject property if not paid within thirty (30) days of 
billing by the Town, pursuant to Section 66.0627, Wisconsin Statutes.  Such unpaid bills also constitute 
a breach of the requirements of this review that is subject to all remedies available to the Town, 
including possible cause for termination of the conveyance. 
 

27. Surveyor’s responsibility. Although the Town of Eagle has reviewed the subdivision plat, the surveyor is 
entirely responsible for the thoroughness and accuracy of the survey and related matter and 
compliance with all state and local codes, ordinances, and procedures. Modifications to the survey may 
be required should errors or changed conditions be found at a future date.  

 

Exhibit A – Preliminary Plat dated 2/5/25 

Engineer Memo 
 

N:\PRKANDLU\Planning and Zoning\Community Assistance\T EAGLE\Subdivisions\Long Meadow\Preliminary Plat\Preliminary Plat Review.docx 



TRIO

DESIGN
LAND SURVEYING

CIV INGIL ENG INEER

RR Zoning Summary (current land use)
- Lot Area = 3 acres
- Lot Density = 1 lot per 3 acres
- Lot Width = 200' (average)
- Lot Frontage = 33' (minimum)
- Minimum Setback = 50' (or 35' per code)
- Minimum Offset =   30'

RR SITE PLAN DATA
19 LOTS (3-acre Lot Size)
Density = 77.97/19 = 4.1 ac/lot

(19) RR Lots = 58.55 ac
Right-of-way =   4.64 ac
Sub-total = 63.19 ac

Outlot Open Space = 14.78 ac
    (19.0%)

Wetland Crossing = 9,780 sf
 (General Permit for public road
crossing disturbing < 10,000 sf)
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440 Milwaukee Avenue 

Burlington, WI 53105 

262.402.5040 

 

 

 

www.lynch-engineering.com 

 

5482 S. Westridge Drive 

New Berlin, WI 53151 

262.402.5040 

 

MEMORANDUM 
_____________________________________________________________________________________________ 
 

Date:  March 4, 2025 
To:  Rebekah Leto, Town Planner 
From:  Tim Lynch, P.E., Mike Flesch P.E., Town Engineer   
Subject:  Long Meadow. Subdivision February Submittal Review, Town of Eagle Parcel # 

EGLT1779.999.001 
  
_____________________________________________________________________________________________ 

 
Project Background 
Bielinski Homes, the owner of the parcel, is proposing a new 19-lot subdivision east of Sprague Road, 
just north of the Hidden Knoll subdivision. The proposed subdivision has been reviewed for 
conformance with the Town’s ordinances and design standards. The following items were submitted for 
review: 

1. Long Meadow Subdivision Preliminary Plat (dated February 5, 2025) 
2. Stormwater Management Plan (dated January 31, 2025) 
3. Long Meadow Preliminary Civil Plans (dated January 31, 2025) 

Although the material has been reviewed, the design engineer remains responsible for the accuracy and 
completeness of the plans and supporting data to ensure compliance with all applicable state statutes 
and local ordinances. 

 
Staff Comments 
Preliminary Plat Review 
Town of Eagle Appendix A Requirements: 

1. Wetlands must be identified both onsite and within 50 feet of the property boundary. 
2. Buildings within 50 feet of the site boundary must be shown, along with their use, as required by 

Waukesha County. The dwelling at W349S8280 N Whitetail Dr appears to be within this 50-foot 
boundary and should also indicate a break in topography. 

3. Building setbacks are not labeled, preventing verification against applicable zoning regulations. 
These should be clearly indicated. 

4. Lot 1 must show restricted access to North Whitetail Drive. 
5. Lots 1 and 19 must show restricted access to Sprague Road. 

Waukesha County Land Development Checklist Requirements: 
6. Check for duplicate subdivision name: "LONGMEADOW" exists in Oconomowoc (Doc #3220622, 

Bk 52 Pg 120-124, recorded 11/05/2004). 
7. Wetland setbacks are not shown and must be added. 
8. Right-of-way width for Sprague Road must be clarified and labeled consistently with surrounding 

recorded surveys. 
State §236 Requirements: 

9. Road width on the north and south sides of Outlot 4 is not labeled and must be provided. 

http://www.lynch-engineering.com/


 

 

  

 

 

 

 

March 4 2025 Long Meadlw Subdivision Review 

Memo   
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10. Plot stamp along the left margin must be removed to maintain a 1-inch margin per 
§236.20(1)(a). 

11. Plat must be legible (e.g., contour labels, Surveyor’s Certificate, lot footages). 
12. Exterior and interior monumentation is missing and must be shown. 

Additional Plat Comments: 
13. Label easements along the north line per Eagles Aire North (lines are shown but not labeled). 
14. Label 20’ drainage easement along the south line per Hidden Knolls (lines are shown but not 

labeled). 
15. Correct spelling error under Sprague Road (misspelled "Width"). 
16. Clarify the meaning of "Minimum Offset / Minimum Setback" in the upper left corner. 

 
Stormwater Management Plan Review 

17. Provide construction details for all proposed Best Management Practices (BMPs) and outlet 
structures to verify the modeling data. 

18. Include culvert and storm sewer sizing calculations to confirm sufficient capacity and prevent 
roadway flooding. 

19. A filter strip is used for stormwater quality control in the WinSLAMM model. Highlight its 
location in the proposed conditions plan or provide a construction detail for verification. 

20. In WinSLAMM modeling, the side infiltration fraction rate varies: 
• Biofilters 1 & 2: 0.001 
• Biofilter 3: 1.0 

Please clarify which value is correct. 
21. Specify who will be responsible for maintaining drainage structures, BMPs, and outlet 

structures. Provide a maintenance agreement outlining responsibilities, required maintenance 
activities, and timeframes. 

22. Upon approval, submit a copy of the WDNR WRAPP for the project. 

 
Preliminary Civil Plan Review 
General Plan Set Issues: 

23. Remove General Note 12 from the Cover Sheet. 
24. Erosion control sheets are missing and must be included. 
25. Roadway cross sections are missing and should be provided. 
26. Typical roadway sections are missing, include pavement types, base materials, and other details. 
27. Curb and gutter details are missing and must be added. 
28. Pond grading and material details are missing—these must be included for each pond. 
29. Pond outlet structures and overflow details are missing and must be shown. 
30. Manhole, inlet, and casting details are missing and should be provided. 
31. Culvert and apron end section details are missing—these need to be included. 
32. Stormwater BMP details (e.g., tracking pad, silt fence) are missing and must be added. 
33. Riprap details are missing and should be included. 
34. Concrete flume details are missing and must be provided. 
35. Hammerhead removal details need to be added, along with a corresponding plan note. 
36. Acceleration and deceleration lanes must be added to Sprague Road—verify they fit within the 

right-of-way. 
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37. A landscaping plan for the entrance is required. 
38. Entrance sign location and details must be included. 
39. Maintenance access for pond and infiltration areas must be shown, along with any necessary 

easements. 
Additional Site-Specific Issues: 

40. Mounds near the entrance are shown on Lots 1 & 19—clarify if they are within a landscape 
easement and whether lot owners are permitted to remove them. 

41. Lot 4 drainage conflict—the main drainage swale overlaps the septic system location and must 
be addressed. 

42. Driveway culvert sizes and locations for each lot must be shown. 
43. Culvert and storm sewer sizes are missing—these should be provided for all applicable sheets. 
44. Drainage easements or right of way is needed at the intersection of Court “A” and Hidden Knoll 

Road. 
45. The Sprague Road cross culvert near Lot 1 must be extended to accommodate the acceleration 

lane. 
46. Vision corner evaluation for the Sprague Road intersection must be shown—determine if 

restrictions are needed. (Sheet C2.01) 
47. Acceleration and deceleration lanes on Sprague Road must be included. (Sheet C3.00) 
48. Boring logs for septic field locations must be provided. 

 
Staff Recommendation 
The applicant must address the above comments and submit revised plans for further review. 

 
 
 
 


