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STAFF REPORT 
 

Application: Conditional Use Request to allow the conversion of portions of an 
existing seasonal planned unit development to year-round residential 
units.  

Applicant and Property 
Owner: 

Broken Arrow Resort Cooperative 

Agenda Item: 4(a) 

 

Background Information:  

 Proposal: The applicants are a cooperative that was formed in 2010-2011 after the resort that was on 
the property was converted to a cooperative where individual cabins and RV sites could be sold to 
individual shareholders. The Township's approval of the conditional use permit for that conversion 
in ownership structure required, among other things, that all of the cabins and RV sites remain for 
seasonal use only (excepting out the home of the owners of the property that had always been a 
year-round home). The Township's ordinance (matching Douglas County's ordinance in this 
regard) could have allowed for year-round use of some or all of the sites but requires the removal 
of one unit for every three units that the site is "over-density" by the standards of current shoreland 
regulations for residential planned unit developments. 

At some point about 3 years ago, the cooperative made changes to its own internal organizational 
documents to allow for year-round use of the cabins on the property and subsequently at least 3 of 
those cabins have been being used year-round. The Township Zoning Administrator became aware 
of the situation and let the cooperative know of that violation of the 2011 conditional use permit. 
The applicants have decided to ask for approval to make those 3 cabins, at a minimum, available 
for year-round use and a willingness to remove RV sites as required by the Township ordinance. 

 Location: 
o Property address: 3408 Co Rd 82 SE , Alexandria 
o Sec/Twp/Range: 22-128-37 
o Parcel number(s): 03-1774-000 and 03-1689-000 

 

 Zoning: CS - Commercial Shoreland, Victoria Lake (General Development lake) 

 Lot size: Approx. 106,839 sq ft (2.45 acres) according to provided survey. 

Existing and Proposed Impervious Coverage: See Staff Comments 

 Septic System Status: The property is served by ALASD sewer and private water.  

 Natural Features: 

o Floodplain: The existing and proposed structures are not within an identified floodplain. 

o Bluff/Steep Slopes: The lot does not contain a bluff. 

o Wetlands: There are not wetlands that are likely to be impacted by the proposed 
improvement(s) to the property. 
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o Current Shoreline Conditions: The shoreline of the property consists of a mix of mature 
trees and mowed grass. 

 

Planning Commission Action: The Planning Commission may recommend approval of the variance 
request, denial of the request(s), or tabling the request(s) if the Commission should need additional 
information from the applicant.  If the Commission should recommend approval or denial of the 
request, the Commission should state its recommended findings which support either of these actions. 
 

Staff Comments: 

1. The process of reviewing a request for a conversion of a resort/commercial planned unit 
development to a residential planned unit development involves the need to analyze the site 
development against current DNR/shoreland limitations for the number of dwelling units/sites, 
impervious coverage, open space and centralization of shoreline recreational facilities. The 
impervious, open space and dwelling site density calculations are all conducted for each "tier" of 
the property - with Tier 1 being the area in the first 200 ft from the lake, Tier 2 being the next 200 ft 
and Tier 3 being the final 200 ft from the lake. Those calculations were provided in 2011 when the 
first conditional use permit was approved and showed that the site was over todays rules in the 
following ways: 

a) Density - Allowances for density differ on whether the site will be used commercially (i.e. as a 
resort) vs. residentially (i.e. year-round living). Under the commercial calculations, they would 
be allowed 6 units in each of the first two tiers and one unit in the last tier. The site in 2011 
contained 5 cabins in Tier 1 plus the caretaker's home (6 units total). Tier 2 had two cabins and 
11 RV sites. Tier 3 had two RV sites. 

Under residential calculations, they would be allowed two units in Tier 1, two in Tier 2 and one 
in Tier 3. That would mean the site has a total of 20 units when only allowed 5 under current 
regulations - or 15 units in excess of the allowance. For a full conversion to year-round living of 
all units, that would require removal of 5 units (15 divided by 3). The applicant has 6-7 unsold 
RV sites at this time. 

b) Impervious - Tier 1 was over the 25% limit for a residential PUD at 33.7%. Tier 2 was over at 
39.25%. Tier 3 was under at 16.54%. The removal of 5 RV sites will help reduce impervious 
coverage in Tier 2 to about 34-35% (or possibly less if those units had decks as well) which 
would still exceed the 25% limit under today's regulations but would help bring them closer to 
the limit. 

c) Open Space - The requirement of today's regulations is that each Tier of the development have 
at least 50% open space. Specific calculations of open space were not given in 2010/2011 and are 
not known now, but the amount of open space in Tier 2 and/or 3 would increase with the 
removal of RV sites. 

d) Centralization of docking and beach areas is already present as required. 
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Staff Recommendation: Based on the findings of fact and discussion listed below, Staff recommends 
approval of the proposed Conditional Use only if the Board finds that the removal of units from the site 
meets the intent of the ordinance. 

If the application or some version of the application is approved, Staff would recommend consideration 
for the following conditions of approval (or tabling of the application to allow for review of revised 
plans consistent with the following): 

1. That the cooperative must remove 5 RV units from Tier 2. 

2. That all cabin/home units may be improved (i.e. to improve insulation or other factors related to 
making them suitable for year-round living) but may not be expanded in their footprint, gross 
livable floor area or height (with the exception of allowances to increase the roof pitches to no more 
than 6/12 provided that no additional living space is created). 

3. That the applicant (the cooperative) must provide the Township with an allocation of impervious 
coverage for accessory uses (decks, sheds, etc.) that is consistent with the impervious coverage 
allowed for in the 2011 approval minus 2000 sq ft (400 sq ft for each of the 5 RV units removed). 
Any future changes to this must be approved by the Cooperative and the Township Zoning 
Administrator such that no net increase in coverage is allowed. 

4. That the following conditions from the 2011 conditional use permit approval (some of which are 
modified below) remain in effect: 

a. All RV sites must remain used only between April 1 and October 31. All cabins/homes may 
be used year-round. 

b. That the applicant is limited to no more than eight docks. On these eight docks, no more 
than twenty-two (22) spaces may be used for overnight mooring and the remainder must 
only be used for daytime mooring. 

c. There shall be no increase in impervious surfaces anywhere on the parcel, beyond what was 
identified in the 2005 survey by Nyberg Surveying and allowing for parking spaces as 
detailed in the January 2011 drawing submitted by the applicant.  Non-building impervious 
surfaces (decks, parking areas, sidewalks, etc...) shall be limited to that shown on the 2005 
survey and 2011 sketch, unless the association provides an alternative distribution of 
impervious surfaces to the Township that does not result in a net increase. 

d. The applicant shall maintain a stormwater retention area on the property such that as much 
runoff as is feasible is directed to an area where it can infiltrate into the ground rather than 
running off into the lake. 

e. That all RV units, and any existing buildings which are torn down and rebuilt, must meet a 
minimum 10 foot setback to an adjacent property line, except where a lesser setback is 
allowed by state law when replacing, but not expanding, existing permanent structures. 

f. The existing fence along the south property line shall be maintained in perpetuity by the 
landowner. 

 

Applicable Statutes/Ordinances: See Appendix A. 
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Findings of Fact: The following findings of fact are presented by Staff for consideration by the 
Planning Commission: 

1) The use will not create an excessive burden on existing parks, schools, streets and other public 
facilities and utilities which serve or are proposed to serve the area.  

Findings Supporting Approval 

The addition of more year-round units to the site would not likely create a significant impact on 
schools, parks, etc. in the area as the units are small in size and the residents are likely to not 
have school age children. 

Findings Supporting Denial 

None 

2) The use will be sufficiently compatible or separated by distance or screening from adjacent 
agricultural or residentially zoned or used land so that existing homes will not be depreciated in 
value and there will be no deterrence to development of vacant land.  

Findings Supporting Approval 

The site has been in existence in its current form for several decades and approval of the 
requested changes would not significantly change how it interacts with the surrounding 
neighborhood. 

Findings Supporting Denial 

None 

3) The structure and site shall have an appearance that will not have an adverse effect upon 
adjacent residential properties.  

Findings Supporting Approval 

The appearance of the site will remain the same or very similar to what it has been for several 
decades and as such would not have any additional adverse impact on surrounding properties. 

Findings Supporting Denial 

None 

4) The use in the opinion of the Town Board is reasonably related to the overall needs of the 
Township and to the existing land use.  

Findings Supporting Approval 

The use of the site for partial year-round living will help to provide another housing option 
within the Township (small year-round cabins in shoreland areas). 

Findings Supporting Denial 

The use of the site for partial year-round living will further reduce the availability of a housing 
option within the township (seasonal shoreland residences). 

5) The use is consistent with the purposes of the Zoning Ordinance and the purposes of the zoning 
district in which the applicant intends to locate the proposed use.  

Findings Supporting Approval 
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The proposed use will be consistent with the intent of the ordinance for conversion of resorts to 
residential planned unit developments by reducing the number of units and impervious 
coverage on the property and increasing the amount of open space. 

Findings Supporting Denial 

The proposed use would allow for the number of cabins in Tier 1 to remain the same - well over 
the allowable number of units (6 vs 2). 

6) The use is in conformance with the Comprehensive Plan of the Township.  

Findings Supporting Approval 

The Township's Comprehensive Plan recognizes the site as appropriate for commercial planned 
unit developments. The approval will bring the property closer to allowed density and 
impervious for residential planned unit developments, which are more restrictive. 

Findings Supporting Denial 

None 

7) The use will not create a traffic hazard or congestion.  

Findings Supporting Approval 

The proposed use for partial year-round living will not create significant additional traffic than 
has historically been on the site with resort use. 

Findings Supporting Denial 

None 

8) (For Shoreland Areas) The prevention of soil erosion or other possible pollution of public 
waters, both during and after construction.  

Findings Supporting Approval 

The proposed change in use will not likely have any significant impact on soil erosion or water 
pollution - especially if several RV sites are required to be removed. 

Findings Supporting Denial 

None 

9) (For Shoreland Areas) The visibility of structures and other facilities as viewed from public 
waters is limited.  

Findings Supporting Approval 

The proposed change in use will not likely have any significant impact on the visibility of the 
site from the water as the units closest to the lake would remain as they are now. 

Findings Supporting Denial 

None 

10) (For Shoreland Areas) The site is adequate for water supply and on-site sewage treatment.  

Findings Supporting Approval 
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The site is served with ALASD sewer and has adequate private water supply. 

Findings Supporting Denial 

None 

11) (For Shoreland Areas) The types, uses, and numbers of watercraft that the project will generate 
are compatible in relation to the suitability of public waters to safely accommodate these 
watercraft.  

Findings Supporting Approval 

The proposed change in use will not likely have any significant impact on the number of 
watercraft using the public waters and may actually reduce it. 

Findings Supporting Denial 

None 
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Appendix A 

Applicable Statutes and Ordinances 

Alexandria Township/Douglas County Regulations  

C. ZONING USE DISTRICT REGULATIONS 

1. Shoreland District. 

b. Existing Resort Conversions To Residential Planned Unit Developments. 

The conversion of a resort to a residential planned unit development often 
reduces lake usage.  Many existing resorts are nonconforming and contain resort 
facility deficiencies.  The conversion of resorts are often supported by 
neighboring property owners and may be allowed provided a conditional use 
permit has been approved by the Township.  In resort conversions units must 
remain the same type of use that was initially allowed, cabins must remain cabin 
sites and recreational vehicles must remain recreational vehicle sites. Resort 
conversions are subject to the following standards and additional standards may 
be required by the Town Board if deemed necessary for health, safety and 
welfare purposes: 

(1.) Resort conversions must be initially evaluated using the same procedures 
for residential planned unit developments.  Inconsistencies between 
existing features of the development and these standards must be 
identified.  Resort conversions are exempt from the conventional 
minimum land tract requirement of 2.5 acres and three hundred (300) feet 
of shoreline. 

(2.) Resort conversions with density deficiencies that exceed standards in 
Section IV.C.1.a. shall remove one (1) unit for every three (3) of the units 
exceeding density standards, with the odd number of units rounded to 
the nearest multiple of three (3).  Therefore, removal would be as follows 
and continues in multiples of three (3) with removal of one (1) additional 
unit: 

1 through 4 units - remove 1 

5 through 7 units - remove 2 

8 through 10 units - remove 3 

11 through 13 units - remove 4 

     14 through 16 units - remove 5 

     17 through 19 units - remove 6 

     20 through 22 units - remove 7 

     23 through 25 units - remove 8 

     26 through 28 units - remove 9 
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     29 through 31 units - remove10 

The Town Board shall have the authority to determine which units are to 
be removed based on the following considerations: 

- Size, age and condition of the units. 

- Inadequate building setbacks from road, lake, wetland or side 
property line. 

- Buildings fronting the lake are minimized. 

All further resort density deficiencies may be allowed to continue but 
must not be allowed to be increased, either at the time of conversion or in 
the future. 

(3.) Resort conversions with deficiencies involving water supply, sewage 
treatment, impervious coverage, open space and shore recreational 
facilities must be corrected as part of the conversion or as specified in the 
conditional use permit. 

(4.) Shore and bluff impact zone deficiencies must be evaluated and 
reasonable improvements made as part of the conversion.  These 
improvements must include, where applicable, the following: 

(a.) Removal of extraneous buildings, docks, or other facilities that no 
longer need to be located in shore or bluff impact zones. 

(b.) Remedial measures to correct erosion sites, improve vegetative 
cover and screening of buildings and other facilities as viewed 
from the water. 

(b.) If existing dwelling units are located in shore or bluff impact 
zones, conditions are attached to approvals of conversions that 
preclude exterior expansions in any dimension or substantial 
alterations.  The conditions must also provide for future relocation 
of dwelling units, where feasible, to other locations, meeting all 
setback and elevation requirements when they are rebuilt or 
replaced. 

   (5.) Planned unit developments shall have adequate parking and storage for 
all units. At a minimum, each unit within the development shall be 
provided two (2) parking spaces 

(6.) The entire land area of the resort must be included in the planned unit 
development unless new planned unit development guidelines can be 
met. 

   c. Improvements on existing resorts and residential PUD’s that have 
received a conditional use permit for a resort conversion. 

Resorts and resorts converted to Residential Planned Unit Developments are important to our local 
economy and tourism is an industry that needs to be maintained; it is with this understanding that 
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existing resorts shall be able to be improved, without increasing the number of dwelling units or 
bedrooms, provided the following items can be met. 

1. Impervious surface requirements will need to be proven and met in 
accordance with this Ordinance. 

2. Open space requirements must be proven and met in accordance with 
this Ordinance. 

3. Replacements and improvements, including additions may be made 
to existing units provided that the improvements meet the non PUD 
structure setbacks of the appropriate Residential Shoreland District. 

 

SECTION VI.  ADMINISTRATION 
 
G.         CONDITIONAL USE PERMIT. 

 
1.          Criteria for Granting Conditional Use Permits. 

 
a. In granting a conditional use permit, the Alexandria Town Board shall 

consider the advice and recommendations of the Planning Commission and the 
effect of the proposed use upon the health, safety and general welfare of 
occupants or surrounding lands. Among other things, the following findings 
may be considered: 

 

(1.)       The use will not create an excessive burden on existing parks,  
schools,  streets  and  other  public  facilities  and utilities which serve or 
are proposed to serve the area. 

 

(2.)      The use will be sufficiently compatible or separated by distance or 
screening from adjacent agricultural or residentially zoned or used 
land so that existing homes will not be depreciated in value and there 
will be no deterrence to development of vacant land. 

 

(3.)       The structure and site shall have an appearance that will not have an 
adverse effect upon adjacent residential properties. 

(4.)       The use in the opinion of the Town Board is reasonably related to the 
overall needs of the Township and to the existing land use. 

 

(5.)      The use is consistent with the purposes of the Zoning Ordinance and 
the purposes of the zoning district in which the applicant intends to 
locate the proposed use. 

 

(6.)       The use is in conformance with the Comprehensive Plan of the 
Township. 

 

(7.)       The use will not create a traffic hazard or congestion. 
 


