
 

 

VILLAGE OF MOUNT HOREB 
E. Main Street 

Mount Horeb, WI 53572 
Phone: (608) 437-6884 Fax: (608) 437-3190 

Email: mhinfo@mounthorebwi.info Web: mounthorebwi.info 

 
COMMUNITY DEVELOPMENT AUTHORITY AGENDA 

Wednesday, April 8, 2026 at 6:00 PM 

Municipal Building Board Room 
138 E. Main Street 
Mount Horeb, WI 

 

1) Call to order 
2) Public Comments on Non-Agenda Items* 
3) Consent Agenda 
  a. Consideration of February 11, 2026 Meeting Minutes 
  b. Economic Development Director's report 
  c. Mount Horeb Area School District report 
  d. Mount Horeb Area Chamber of Commerce Report 
4) Agenda Items 
  a. Recommendation of Residential Improvement Grant Applications 
  b. Consideration of Lukken Development Proposals.  The Community 

Development Authority may convene in closed session as authorized by 
Wisconsin Statute 19.85(1)(e) for the purpose of deliberating or 
negotiating the investing of public funds or conducting other specified 
public business, whenever competitive or bargaining reasons require a 
closed session. 

5) Meeting adjournment. 
 
*Public Comment Policy 
Members of the public are invited to speak at meetings of all Mount Horeb Public Bodies. To comment, please complete a 
Public Comment Form at the Meeting Room entrance and submit it to staff before the meeting begins. Comments are limited 
to three minutes, must be made from the podium, and the speaker must return to the audience after speaking. 

• Non-agenda item comments are heard at the start of the meeting. Public Body members and staff will not 
engage in discussion during public comment but may consider topics for future agendas. 

• Agenda item comments are heard during the relevant item, after the proposers or staff present the item and 
before Public Body discussion. All public comments on the item will be heard before any discussion by the Public 
Body. 

Members of the public will only be allowed to speak outside these public comment times if they are invited by the meeting 
chair to share additional information requested by the Public Body. If so invited to speak, the member of the public must do 
so from the podium. 
Written comments are also welcome. Written comments shall include the name and address of the submitter and should be 
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submitted to the Deputy Treasurer/Governance Coordinator by email at niki.erickson@mounthorebwi.info (subject line: 
Public Comment Request-Name of Public Body) or delivered by to the Village at: 138 E Main Street, Mount Horeb WI, 
53572, ATTN Public Comment Request-Name of Public Body.   
 
UPON REASONABLE NOTICE, EFFORTS WILL BE MADE TO ACCOMMODATE THE NEEDS OF DISABLED 
INDIVIDUALS THROUGH APPROPRIATE AIDS AND SERVICES. FOR INFORMATION OR TO REQUEST THIS 
SERVICE, CONTACT ALYSSA GAFFNEY, CLERK, AT 138 E MAIN STREET, MOUNT HOREB, WI (608) 437-9404. 
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April 2, 2026 

To: Community Development Authority 

From: Kristen Fish-Peterson, Economic Development Contracted Staff 

Re: Report on work to date 

 

What follows is a list of activities for January and February: 

1. Meetings in person and virtual 
a. Nic Owen and Jon Hochkammer individually (in person, virtually, phone, and emails) 
b. Meetings regarding Lukken Property RFP 
c. Attendance at CDA meeting  
d. Attendance at Village Board meeting  
e. Meetings with Allison Plumer, Chamber President/CEO, Chamber Board meeting (virtual) 
f. In person, telephone and online meetings for Lukken RFP with interested parties, 

proposal review team  
g. Meetings with existing downtown businesses 
h. Meetings with prospective developers of housing for sites (other than Lukken) 

 
 

2. Follow up from meetings 
3. Work to certify TID 6 with WI DOR 
4. Continued review of zoning code as it relates to economic development goals 
5. Review of map and follow up for work toward business park potential development  
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AGENDA ITEM REPORT 
 

 

 

MEETING DATE   PREPARED BY 

April 8, 2026   
 

 
  
AGENDA ITEM # 3.c 

Mount Horeb Area School District report 
  
BACKGROUND 

MHASD Monthly Report 
 
https://www.mounthorebschools.org/district/board-of-education/board-communication 

  
RECOMMENDATION 
 

  
ATTACHMENTS 

None 
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APRIL 2026
Chamber Report

mounthorebchamber.com

608-437-5914

info@trollway.com

The Chamber is currently preparing for the busy spring and summer event season.

Registration for the 2026 Art Fair in July is off to a strong start, reflecting continued

interest and demand from vendors. Staff are also working through logistical planning,

including identifying new solutions for vendor parking due to the loss of parking at the

lot where the Steve Brown Apartments are currently under construction.

The Chamber recently published a snapshot of 2025 tourism data, compiling insights

from Placer.ai, the Wisconsin Hotel and Lodging Association, and several local

businesses and attractions that contributed foot traffic data. This report provides a

more comprehensive view of visitation trends and will help guide future marketing and

regional collaboration efforts.

In March, the Chamber also fulfilled its annual meeting requirement as outlined in its

bylaws by hosting a brief virtual meeting on March 23. As part of efforts to enhance

programming and manage event resources, the Chamber has rescheduled its Annual

Awards event from March to December 2, allowing for a refreshed format and

improved timing later in the year.

The annual meeting presentation, including the 2025 tourism data, is attached for

review.
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2026 Annual meeting
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2026 
board of directors 
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2026 
board of directors 

2026 staff
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2026 Events 

monthly Good morning mount horeb & power up

January 28  troll town trivia

FebRuary 6-8  scandihoovian

April 22-25  spring Village Wide Garage Sales

April 25  Job fair

june 11-14  Frolic

July 18-19  Art fair

August 6  golf outing

September 16-19  fall garage sales

october 3-4  fall village market

october 16  witches night out

december  trollidays

december 2  annual awards
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membership 

CURRENT
MEMBERS

2025 NEW
MEMBERS 

% RENEWING

MEMBER
EVENTS

FACEBOOK
VIEWS

INTERACTIONS

55 PROFESSIONAL SERVICES

51 cOMMUNITY & cIVIC

24 RESTAURANTS/HOSPITALITY

23 RETAIL 

21 HEALTH & WELLNESS

18 FINANCE & INSURANCE

297 41 88

30+ 1.4m 13.7K
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59.8K

 

 

2.8 days

 

June, July

 

$865.8K

2025 Tourism Summary
 Placer Data  •  Social Media  •  Attraction Partners  •  Retail Traffic

Estimated Overnight Trips Estimated monthly visitors

total trips Avg Length of Stay Peak Months VISITOR SPEND

▼ 10.5% YoY ▼ 3.3% YoY73.2K 4.3K

▼ 4.2% YoY
▼ 20.9%

Dayvs Overnight:32% Day (19.2K)
/ 68% Overnight (40.6K)

TOP VISITOR ORIGINS
 

LOCAL ATTRACTION TRENDS
 

DANE COUNTY TOURISM (Feb ’25–Jan ’26)
Total Trips 7.7M +4.6%

Avg Monthly Visitors 522.3K +9.9%

Visit Nights 10.4M +7.9%

Visitor Spend $1.1B +4.9%

Web Traffic Summary
mounthorebchamber.com

Active users: 50.3K -27.6%

Sessions: 71.1K -24%

New users: 49.9K -28.6%

trollway.com

Active users: 40.1K -24.2% 

Sessions: 53K -22.2% 

New users: 40.3K -22.7%

LOCAL RETAIL TRAFFIC & EVENT IMPACT
 

LOCAL RETAIL TRAFFIC & EVENT IMPACT

 

SOCIAL MEDIA PERFORMANCE
Facebook Views +528%

Facebook Visits +8.3%

Instagram Views +60.5%

Instagram Reach +29.2%

Instagram Follows +73%

Occupancy 60.8% -0.4%

ADR $117 +3.2%

RevPAR $71 +2.8%

Total Rooms (32 hotels) 3,237

Milwaukee, WI

La Crosse-Eau Claire, WI

Green Bay-Appleton, WI

KEY INSIGHT: Mount Horeb’s tourism decline is a capture problem, not a demand
problem. The regional market is growing, but 12.9K overnight visitor-nights are leaking
to Madison (32%), Verona (18%), and Middleton (8%) — where 3,200+ hotel rooms (at

60.8% occupancy) sit within a 20-minute drive.

Heritage Attraction10.4Kvisitors -3.3%

Regional Natural Attraction 100K avg. visitors -1.5%

Local Retailer 68,920 visitors -5.2% 

Art Fair Weekend -7.9%

Fall Village Market +39.2%

Spring Promotion +36.7%

Scandihoovian Fest -28.4%
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MOUNT HOREB VISITOR
FOOT TRAFFIC

100K visitors to
Regional  Attraction

annually

68,920 visits to
Downtown Retailer

314 visits/day at
Downtown Retailer in

December (peak month)

3x normal foot traffic
on major event

weekends

WHEN VISITORS COME: ANNUAL TRAFFIC CALENDAR
*data from one tourism partner

Holiday tourism
Dec – Jan

Spring break
March

School groups
Apr – May

Peak season
Jun – Aug

Fall events
October

EVENT-DAY IMPACT: HOW EVENTS MOVE PEOPLE

Event day traffic Typical day (~183 visits)

WHEN IN THE WEEK:
TRAFFIC BY DAY

WHAT THIS MEANS FOR

YOUR BUSINESS
Plan around the five

waves 

Front-load for event

weekends  (Art Fair and

Fall Village Market)

Don't underestimate

December

Spring break is

underused 
*This overview combines anonymized location analytics, local foot traffic

counts, lodging demand data, and digital engagement metrics to provide a
holistic picture of visitation to Mount Horeb.
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KEY INSIGHTS 

2025

consistant membership - streamlining engagement

Strong social media growth - cONTINUING EFFORTS

DIP IN WEBSITE TRAFFIC - EVALUATING & updating

MIXED Event performance - Focus on metrics

STRONG TOURISM DEMAND, REDUCED capture -

GATHERING DATA & BUILDING REGIONAL COOPERATION
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lOOKING AHEAD

2026 = listening, learning, aligning

2027 = launch of new 3-year plan

 

2026

Supporting local businesses

Strengthening tourism economy

connectING THE community
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AGENDA ITEM REPORT 
 

 

 

MEETING DATE   PREPARED BY 

April 8, 2026   
 

 
  
AGENDA ITEM # 4.a 

Recommendation of Residential Improvement Grant Applications 
  
BACKGROUND 

The following applications were received prior to the deadline and qualify for the 
program (except for one where the work has already been completed). The 
Village Board has approved $25,000 for this program. 
Applications total $36,255 (including the potentially ineligible application). The 
official deadline for this program is Monday, April 6th so it is possible that more 
applications will be received after the publishing of this agenda packet. 

  
RECOMMENDATION 
 

  
ATTACHMENTS 

1. All applications 
2. 206 N 2nd St 
3. Scoring Rubric April 2026 
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 St.Residential Improvement Program Scoring 

Level of Performance Strong Fair Weak/Poor
Score 10-7 Points 6-4 Points 3 Point or Below

Property Condition Code violations, health and 
safety concerns, structural 
integrity concerns

Obvious deterioration, 
significant rehab needed to 
preserve

Showing wear and age, in need 
of refresh

6 3 6 3 6 5 0 3

Age of home 75+ 50-75 25-50 10 10 10 10 5 6 7 7

Percentage of Average Assessed 
Value

Less tan 100% 125%-100% @125% 7 7 9 8 8 5 7 9

Percentage of Improvements of 
Assessed Value

Over 10% 5-10% Less than 5% 3 3 10 3 4 2 4 6

Repair of historical elements Restoring to original historical 
design

Bringing closer to historic look No historic aspects 3 3 3 3 3 3 0 3

Quality of materils High quality durable materials Medium quality but durable Minimum quality and value 5 5 6 4 8 4 4 6

Thoroughness of application Quality pictures and plans 
and clear description

Adequate pictures of plans, 
basic project narritave

Application meets minimum 
requirements

7 6 3 2 6 5 0 7

Sustainablity, energy efficiency Energy Star Standards Improves efficiency No effect on efficiency 3 5 5 3 6 3 4 6

Financial Hardship Project would not proceed 
without grant

Project delayed without grant. Prjoects to likely proced without 
grant, may be scaled back.

3 3 3 3 3 3 0 4

Score 47 45 55 39 49 36 26 51

3,498$   4,647$   5,000$   5,000$   5,000$   3,110$   5,000$   5,000$       

Application Score

Total Overall Points for Grant Application: 100 Points

**307 Park Street has already completed work on their project, affecting eligibility.
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AGENDA ITEM REPORT 
 

 

 

MEETING DATE   PREPARED BY 

April 8, 2026   
 

 
  
AGENDA ITEM # 4.b 

Consideration of Lukken Development Proposals.  The Community Development 
Authority may convene in closed session as authorized by Wisconsin Statute 
19.85(1)(e) for the purpose of deliberating or negotiating the investing of public funds 
or conducting other specified public business, whenever competitive or bargaining 
reasons require a closed session. 

  
BACKGROUND 
 

  
RECOMMENDATION 
 

  
ATTACHMENTS 

1. Lukken CDA Agenda Item 
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To:  Mount Horeb CDA 
 
From: Kristen Fish-Peterson 
 
RE: Recommendation to the CDA for the Village of Mount Horeb,  
by Lukken Proposal Review Team (Marc Schelpheffer, Ben Jones, Ben Vondra, Jon Hochkammer and 
Kristen Fish-Peterson) 
 
The Village of Mount Horeb received four proposals as a result of the recent Request for Proposals 
for the development of the Lukken Farm residential property. Proposals were received from:  
 

1. Encore Homes, Inc. 
2. Gorman & Company 
3. Green Pastures Living (GPL) 
4. Making a Difference 

 
After reviewing all proposals and discussion, the review team narrowed the proposals to two and 
conducted interviews. The review team interviewed Making a Difference and Encore Homes, Inc. 
Both developers are very well respected and could do a good job.  Both have stated they would be 
flexible to meet the village’s desires moving forward. Both developers are mindful of keeping the 
purchase prices as low as possible.  Both developers include a variety of housing options including 
multi-family. 
 
Following interviews and deliberation, the review team offers the following recommendation: 
 
Making a Difference (see proposal attached) is recommended as the preferred development team. 

• The Making a Difference proposal utilizes more of the property for development which adds 
additional housing, adds more value to the property base, and spreads out the cost of the 
infrastructure to a broader base of development. 
 

• It’s likely the development will be included in a new Tax Increment District. In the Making a 
Difference concept the increment potential could be larger and allow for more flexibility 
with the agreement with the developer as well as the viability of financing the public park 
component of the overall development. 
 

• Making a Difference has the potential to allow:  
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o Better linkages between the residential development and the park destined for the 
right side of the property. 

o Better mixes of uses that create a more unified neighborhood.  
o A property mix more geared towards the Villages goals (related to affordability) than 

might otherwise happen. 
o Some small things that create a stronger identity for the neighborhood.  (i.e. garden 

planters) 
 

• The video game/competition planning part of the proposal has a positive asymmetric risk 
profile. There is a decent chance that some interesting ideas on how to best use the 
geography of the site will come out of it, and it could generate some positive public interest. 
Getting eyes more talented and creative minds working on a design for this site could 
provide some unique and creative solutions to the topographical challenges that exist. 
 

• Their experience with the recent and ongoing development in Poynette, WI provides a great 
test kitchen for the concepts Making a Difference is proposing for Mount Horeb.   
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3-16-26 

Village of Mount Horeb​
Attn: Kristen Fish-Peterson / Mount Horeb Village Board / CDA​
138 E Main Street​
Mount Horeb, WI 53572 

Re: Letter of Transmittal – Lukken Farm Residential Development Proposal 

Dear Kristen, Members of the Village Board and CDA, 

On behalf of MAKING A DIFFERENCE, I’m pleased to submit our proposal for the Lukken Farm 

residential development opportunity. Our team is approaching this project with a simple mindset: 

listen first, collaborate closely, and deliver what best serves Mount Horeb—not what is easiest for a 

developer. 

Many proposals start with a predetermined plan and then work backward to fit it into a community. 

Our approach is different. We want to work with the Village to build the plan together—using a 

structured, community-based process that produces multiple high-quality concept options, evaluates 

them for feasibility, and then combines the best elements into a preferred plan that the Village can 

have confidence in. This “open-book” approach is designed to increase transparency, improve design 

quality, and ensure the outcome reflects Mount Horeb’s goals and character. 

Our team’s identity and philosophy are grounded in service. We view this project as a chance to help 

Mount Horeb accomplish its objectives—through thoughtful planning, strong design, careful 

infrastructure coordination, and disciplined financial oversight. We intend to earn trust through clear 

communication, responsiveness, and a willingness to do the hard work of aligning a successful 

development with the community’s priorities. 

Thank you for the opportunity to be considered. We welcome a working session with Village staff and 

leadership to review goals, constraints, and next steps, and we would be honored to partner with 

Mount Horeb on a development that the community is proud of for decades. 

Sincerely,  

Daniel Spransy​
Maverick Homes 

Randy Alexander​
Torque Companies 
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LUKKEN FARM 

Development Proposal 

Submitted to 

Village of Mount Horeb, Wisconsin 

 

Proposing Entity: MAKING A DIFFERENCE 

Managing Member: Daniel Spransy 

 

Primary Contacts 

Daniel Spransy | Lead Developer / Managing Member 

Maverick Homes;  Realty Executives Cooper Spransy;  Founders Title; Before16.org 

Phone: 608-217-3767 | Email: dspransy@homesbymav.com 

 

Randy Alexander | Co-Lead Developer 

Torque Companies 

Phone: 608-852-5615 | Email: rpa@torquecompanies.com 

 

March 16, 2026 
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1. Development Approach 

Crowdsourced Concept Planning Process 

A defining differentiator in this proposal is the plan of a structured crowdsourced concept-planning process. 

Rather than relying on a single internal sketch, the team will solicit multiple neighborhood concepts using the 

Lukken Farm plat map (includes topography) and one common set of guidelines that is created by the Village 

and Development Team, then extract the strongest ideas into a preferred plan. 

Team member Philip Gritzmacher owns and operates a YouTube channel titled “City Planner Plays” and has 

close to 1 million subscribers. The channel features him playing a city planning type game called “Cities: 

Skylines II” with the majority of his audience being fellow players/land use designers from around the world.   

The plan is for Philip to work with the game’s publicist, Paradox Interactive, to create the plat of the Lukken 

Farm in the game, then run a contest with his audience to see who can develop the best idea(s) of how to 

design the site. Paradox Interactive, the publishing company out of Stockholm, Sweden will provide the prize.  

We believe this could go viral and end up with 100+ plans to consider.  

The result for Mount Horeb would be multiple design concepts from land use designers from around the 

world at no cost to ensure we explore all options for the site to achieve the Village’s goals for the project. All 

plans would be thoroughly reviewed by the development team to present the top 10 to the village. In 

collaboration with the development team the village will select the overall winner.  

Structured Design Competition / Build-Off Process 
1.​ Prepare the base materials: site boundary, access assumptions, pedestrian, walk and vehicle  linkages, 

known constraints, design goals, and submission rules. (2-3 weeks) 

2.​ Open a defined concept window (typically 2-4 weeks) for designers/planners to submit neighborhood 

concepts. 

3.​ Review all entries against planning, engineering, cost, and market criteria. (1 week) 

4.​ Select finalists and refine the most promising ideas into one preferred direction. (2 weeks) 

 

Preferred Plan Selection Process 

The final plan does not need to be one winning submittal lifted intact. The team can intentionally 'cherry-pick' 

the best ideas from multiple submissions and assemble a stronger hybrid plan than any single entrant may 

have produced alone. 

Benefits to the Village 
•​ More concept options before the project is locked in. 

•​ A more transparent and engaging design process. 

•​ A stronger story for public confidence and positive project visibility. 

•​ Better odds of identifying creative but still feasible neighborhood solutions. 
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Site Planning & Neighborhood Design Principles 
These are subject to change based on input from the Village, crowdsourcing design ideas and other 

unforeseen items that may arise through discovery.  However, the current development site is very similar in 

size to the Point Gardens Development in Poynette, WI that both Mr. Alexander (developer for Pt  Gardens) 

and Mr. Spransy (Builder for Pt Gardens) are currently working on. The numbers below are based on the 

design and density of Point Gardens (Poynette, WI).  The current planning target is: 

Product Type Initial Target (Units) Planning Intent 

Small-lot single-family homes 252 Point Gardens-style small lots to 
maximize attainability and 
absorption. 

Traditional single-family lots 86 Traditional middle-market lots for 
buyers seeking more yard and 
footprint. 

Service Commercial 32 (@ 1000 sq ft) Service sector commercial to serve 
neighborhood & surrounding land 
uses.  

Multifamily units 150 A flexible attached component to 
broaden housing choice and 
support absorption including 
cottage court style homes.  
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2. Site Planning and Neighborhood Design Principles 

(Understanding of the Community Needs and Village 

Objectives) 

Understanding of the Lukken Farm Opportunity 
Lukken Farm represents a rare opportunity to shape a meaningful next phase of neighborhood growth in 

Mount Horeb. The site should be planned as a complete neighborhood rather than as a one-dimensional 

subdivision, balancing housing diversity, service commercial, parks, quality design, access, open space, and 

long-term market performance. 

Alignment with Village Goals 
We as a development team have no interest in this project, unless it is in line with the Village’s goals and 

desires for the community.  Our intent is to work with the Village to ensure their priorities are expressed and 

met.  

Response to Current Housing Needs 
The Village’s recent housing assessment supports the need for additional housing supply and a broader mix of 

housing types. This proposal uses that study as a foundation for justifying a balanced neighborhood program 

that includes detached homes, smaller & traditional sized lots, and multifamily units. 

Neighborhood Character and Community Fit 
The neighborhood should feel intentional, attractive, and durable. The design intent is not simply to maximize 

unit counts, but to create a place with a thoughtful streetscape, usable open spaces and linkages, and product 

types that fit different stages of life and varying household budgets. 

Flexible Phasing and Market Responsiveness 
A core strength of this proposal is that the product mix can evolve by phase. If later phases reveal stronger 

demand for small-lot homes, some larger lots can be resized. If demand shifts toward larger detached lots or 

a different attached product, the mix can be adjusted without abandoning the broader neighborhood 

framework. When each phase begins, we will: 

•​ Review sales pace, pricing, and buyer feedback at the close of each phase. 

•​ Rebalance future lot dimensions and product counts before engineering of the next phase is finalized. 

•​ Maintain consistent neighborhood quality standards even when the mix changes. 

•​ Use engineering and financial review to confirm that changes remain practical and supportable. 

Target Buyer / Resident Profiles 
•​ Buyers seeking attainable detached homes on smaller lots. 

•​ Households wanting more traditional lot sizes and yard depth. 

•​ Downsizers or smaller households attracted to zero entry design. 

•​ Renters or residents seeking multifamily options within Mount Horeb. 
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Neighborhood Design Intent 
The intent is to make the neighborhood feel planned, not pieced together. Product diversity should feel 

coordinated through block layout, streetscape treatment, open space design, and architectural standards so 

the development reads as a sense of place with multiple living options, amenities, commercial services with 

thoughtful linkages.  

Site Planning and Design Approach 

Land Planning Principles 
•​ Organize the site as a complete neighborhood rather than a series of isolated pods. 

•​ Balance yield with livability, curb appeal, and long-term market desirability. 

•​ Create a layout that can absorb product-mix changes without losing coherence. 

Street Network and Connectivity 
•​ Prioritize a legible block structure and practical internal circulation and linkages for parks and recreation.  

•​ Design the street network to support phased implementation without awkward dead ends or stranded 

infrastructure. 

•​ Coordinate access points and connections carefully with surrounding context and Village expectations. 

Pedestrian / Bicycle Circulation 
•​ Provide safe, intuitive walking routes through the neighborhood. 

•​ Use path connections and crossings to link homes, open spaces, shared amenities and the connecting 

Military State Trail. 

•​ Treat walkability as part of the neighborhood’s value proposition, not as an afterthought. 

Open Space, Green Space, and Amenities 
•​ Integrate usable open spaces rather than leaving only leftover landscape areas. 

•​ Use shared greens and pocket spaces to build character and functionality. 

•​ Treat stormwater areas as visual amenities rather than purely utilitarian zones. 

 

Sponsorship Opportunities 

•​ Olle Gardens -  Each homeowner will receive a personal raised garden bed ready for planting.​
www.ollegardens.com 

•​ Burpee Seeds - Free seeds and plants for one year, specifically chosen for each homeowner’s individual 

gardening goals. Local horticultural support through community learning seminars. Access to a digital 

community platform for sharing tips, learning from others, and fostering connections.​
www.burpee.com 

•​ Paradox Interactive - Providing the platform (Cities: Skylines II), creation of the map of Lukken Farm as 

well as the prize for the winner of the design contest. ​
www.paradoxinteractive.com 
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Traffic Calming and Safety 

•​ Use geometry and streetscape cues that naturally slow traffic. 

•​ Protect sightlines and pedestrian movement. 

•​ Plan for a neighborhood that feels safe and comfortable for residents, guests, and families. 

Relationship to Adjacent Development 
•​ Use transitions in lot size, building form, and landscape treatment where appropriate. 

•​ Design edges carefully so the neighborhood fits into the broader community context. 

Preliminary Stormwater / Grading Design Considerations 
•​ Bring engineering input in early so the concept remains practical. 

•​ Avoid overcommitting to a layout that fails due to topography and stormwater constraints. 

•​ Use preliminary grading and drainage logic to support concept selection. 

Utility and Infrastructure Extension Considerations 
•​ Coordinate utility extension logic with phasing so the project can roll out efficiently. 

•​ Evaluate infrastructure timing alongside absorption and phase sequencing. 
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3. Development Team & Qualifications 

Lead Developer / Managing Member 
Daniel Spransy will serve as the managing member of the proposing LLC and as the lead developer contact. 

His background combines residential brokerage, homebuilding, title/closing involvement, and project 

coordination, providing practical insight into site execution, product positioning, buyer demand, and end-user 

expectations. 

•​ Primary roles: vision, deal leadership, market alignment, coordination of consultants, and ongoing Village 

communication. 

•​ Current affiliated companies: Realty Executives Cooper Spransy, Maverick Homes, Founders Title, and 

Before16.org. 

Co-Lead Developer 
Randy Alexander will serve as co-lead developer through Torque Companies. He brings development 

experience relevant to neighborhood planning, including precedent for small-lot product formats such as the 

Point Gardens concept in Poynette. His perspective helps ground the program in buildable, market-oriented 

development practice. 

•​ Primary roles: co-development strategy, product guidance & design, phase planning, and development 

execution support. 

•​ Key practical contribution: experience with neighborhood formats that use smaller lots to expand 

attainability and improve absorption.  Creativity in development, thinking “outside the box” to come up 

with solutions to developments. 

Public Process / Entitlements Lead 
Craig Thomas Malin is positioned as the public-sector strategy and entitlements lead. He brings decades of 

local government leadership, including service as a Village Administrator / Zoning Administrator in Wisconsin, 

along with city management and planning credentials. His presence adds credibility to the proposal’s 

approvals strategy and public-process discipline. 

•​ Supports entitlement pathway and approvals roadmap. 

•​ Helps structure Village/Plan Commission/Board touchpoints and meeting strategy. 

•​ Assists with risk management around public communication, review timing, and issue resolution. 

Engineering and Survey Team 
Grothman & Associates, S.C. will provide core engineering and surveying support. The firm’s role will include 

boundary/topographic work, preliminary infrastructure thinking, stormwater and grading strategy, and 

ongoing support as the project advances from concept through construction. 

•​ Tomás A. Toro, PE, PLS: senior engineer-surveyor supporting site design, grading, utilities, stormwater, 

and technical feasibility. 

•​ Scott P. Hewitt, PLS: surveying leadership and firm-level oversight with substantial land development and 

field experience. 
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•​ The firm adds practical depth in land planning, roadway/site design, stormwater, soil-related issues, and 

construction support. 

Senior Design Advisor / Urban Design & Placemaking 
Ed Freer (Freer Design) is a veteran landscape architect, urban designer, and waterfront planner with decades 

of experience supporting community-focused design and redevelopment. He has held senior roles with major 

firms including GRAEF, SEH (Short Elliott Hendrickson), SmithGroup/JJR, and The Alexander Company, and he 

brings seasoned design judgment to help shape neighborhood character, open-space concepts, streetscape 

quality, and public-facing design credibility. Ed will serve as a senior design advisor to refine concept plans, 

strengthen placemaking elements, and support the Village review process as the preferred plan is developed. 

Contact: Ed Freer | 608-320-4567 | ed@freerdesign.com 

Crowdsourcing/Design Concept Generation​
Philip Gritzmacher is an AICP-certified professional planner with over a decade of experience in 
transportation and municipal planning. He holds a Master of Urban and Regional Planning from 
the University of Colorado. Throughout a decade of public-sector service — including roles as a 
Transportation Planner for the Wisconsin DOT, City Planner for the City of Sun Prairie, and Lead 
Transportation Planner for the City of Madison — Philip has specialized in high-level public 
engagement and community outreach. 

Now a full-time content creator, Philip has scaled his professional engagement expertise to a 
global level through his YouTube channel, City Planner Plays. By using city-building games as a 
medium for professional discourse, he has turned complex urban theory into a primary 
touchpoint for public interest in urbanism, achieving the following metrics: 

•​ Subscribers: approximately 900,000 

•​ Total Views: 215 Million+ 

•​ Engagement: 58 Million+ hours of watch time 

Philip combines deep technical experience in urban and regional planning with a proven ability 

to communicate complex planning concepts to a massive digital audience. 

 

Team Structure and Roles 
•​ Daniel Spransy: managing member / lead developer / primary point of contact. 

•​ Randy Alexander: co-lead developer and designer / product and phase strategy support. 

•​ Craig Malin: approvals, public process, and municipal alignment. 

•​ Grothman & Associates: engineering, surveying, infrastructure, and site feasibility. 

•​ Ed Freer: Landscape and urban designing. 

•​ Jim Weigel: Project financial oversight 

•​ Phillip Gritzmacher: Design concept idea generation via crowdsourcing 
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Relevant Project Experience 
This proposal intentionally emphasizes complementary capabilities rather than over-relying on a single 

resume. The team structure is designed so design intent, engineering practicality, public-process awareness, 

and financial discipline can work together throughout the life of the project. 

Why This Team 
•​ Through working with the village and crowdsourcing, we are confident to provide the best possible 

outcome leveraging talent and ideas from around the world.  

•​ Development leadership with hands-on design, construction, sales, land development, and title/closing 

experience. 

•​ A co-lead developer with proven experience delivering small-lot neighborhood formats that can inform 

the Lukken Farm rollout. 

•​ Municipal/public-process support through Craig Malin to strengthen approvals strategy and 

communication. 

•​ Engineering and surveying capability through Grothman & Associates, including site design, stormwater, 

utility planning, and construction support.  
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4. Project Timeline 

Proposed Schedule 

Village Board Resolution to Proceed (6-10 weeks) 

Kickoff and Due Diligence (2 weeks) 

•​ Project leads, Dan Spransy and Randy Alexander are to meet with the Village to set the design standards 

and non-negotiables for the project.  

Concept Planning / Crowdsourced Design Window (2-4 weeks) 
•​ Run a 2-4 week concept design contest through the game Cities: Skylines II and City Planner Plays after 

issuing a clear design brief. 

Preferred Plan Refinement with Village (2 weeks) 
•​ Development team to complete concept screening and combine the strongest ideas into one preferred 

direction. 

•​ Coordinate concept review meetings and refine based on Village feedback. 

•​ Once the concept is approved by the village and developer, a comfort resolution agreement to be 

proposed and signed by both parties.  

Preliminary Plat / Engineering Timeline (3 weeks) 
•​ Advance the preferred plan into preliminary engineering and plat-level materials. 

​
TID Creation (8 weeks) 

•​ Creation of the Tax Incremental District. 
 

Developer Agreements (2 weeks) 

•​ Creation and commencement of developer agreement between the Village and Developer.  

Estimated Phase Rollout 
•​ Set final phase sizes and timing after concept confirmation, engineering review, and updated market 

analysis. 

•​ Pending trade availability, property closing and phase 1 to commence construction spring 2027 

(estimated).  
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5. Design Examples 

 

HOMES

 

GARDENS

Page 154 of 202



SERVICE COMMERCIAL

 

 

LANDSCAPE DESIGN
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6. Land Use & Economics 

Our proposed land use framework is designed to deliver a complete, walkable neighborhood while creating 

meaningful long-term value for the Village. The preliminary program includes 252 small residential lots, 86 

traditional-sized lots, 150 multifamily units, and 32 service commercial units. This mix is intentional: it 

provides a range of housing choices and price points, supports neighborhood-serving retail and services, and 

creates the tax base needed to fund public improvements through a Tax Increment District (TID). 

How land uses tie directly to the crowdsourced concept contest:​
These land use targets will be built into the crowdsourcing design contest as part of the Village-guided “design 

brief.” In other words, the contest is not open-ended—participants will be asked to create concepts that place 

and organize these uses in a way that best supports Mount Horeb’s goals and a high-quality neighborhood 

pattern. Submissions will be evaluated against clear criteria: connectivity and street hierarchy, open space 

placement, logical transitions between housing types, commercial adjacency and access, and the overall 

ability to phase and deliver the plan efficiently. The strongest concepts—and the best individual ideas across 

multiple concepts—will be combined into a preferred plan that preserves the program targets while 

improving design quality through broad ideation and early transparency. 

Housing product strategy: smaller lots + traditional lots​
A core economic driver of this plan is the use of small-lot residential as a way to lower the per-home burden 

of infrastructure and land cost. Smaller lots reduce the linear feet of streets, utilities, and frontage per unit, 

which can materially lower development cost per home—helping keep attainable home prices in reach while 

still delivering a high-quality neighborhood. They also support efficient phasing, because infrastructure 

investment can serve more homes earlier in the buildout. 

At the same time, the plan intentionally includes 86 traditional-sized lots to ensure product variety and 

long-term neighborhood stability. These lots provide a move-up option and broader design diversity, helping 

the neighborhood serve multiple household types—from first-time and right-sizing buyers to families seeking 

more yard space. Together, the small-lot and traditional-lot products create a balanced “ladder” of ownership 

opportunities rather than a one-size-fits-all neighborhood. 

The 150 multifamily units further expand choice and help meet demand for rental and lower-maintenance 

living, while the 32 service commercial units provide neighborhood-scale services and convenience that 

strengthen the overall economics and livability of the community. 

Infrastructure and costs​
Based on previous development experience, approximately 20% of the total cost will be allocated to “soft” 

costs and 80% to “hard” costs.  

Land purchase price to be at fair market value. 

Impact fees for the Lukken Farm Park to be paid by increment from the project through the TID district.  
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Project Financials​
The development team combined experience of over 70 years of successfully completing complex private 

debt, equity, project financing and community tax incremental financing sources.  

The final detailed budget will be presented once the final community plan is complete.   

TID strategy and community benefit​
To align private investment with public benefit, we intend to pursue creation of a Tax Increment District (TID) 

associated with the Lukken Farm development. As the project builds out, we anticipate creating over $200 

million in new value for the Village. The purpose of the TID is not simply to finance infrastructure—it is to 

translate that new tax-base growth into visible community outcomes. 

Through the TID, we intend to generate funding that can: 

●​ Assist in completion of the proposed Lukken Farms Park, enhancing quality of life and neighborhood 

identity​
 

●​ Lower the cost of homes by helping offset eligible public improvement costs that would otherwise be 

carried directly in lot and home pricing​
 

●​ Expand housing choices by enabling a product mix that serves multiple household types and budgets​
 

●​ Support service retail that benefits both the new neighborhood and the broader community​
 

In short, this land use and economic strategy is designed to deliver a plan that is both community-aligned and 

financially executable—a neighborhood that provides diverse housing options, strengthens the tax base, and 

creates a pathway to fund public amenities and infrastructure in a way that benefits Mount Horeb over the 

long term. 

 

Proposed Land Use for Lukken Farm 

Land Allocation Amount Percentage 

Parks/Public Domain 86 Acres 61% 

Service Commercial 4 Acres 3% 

Multi-Family 6 Acres 4% 

Single Family 44 Acres 31% 

-    Note: single family percentage is below the required 35% maximum allowed for TID creation. 
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Density and Value Metrics:​
All metrics for density are calculated based on the numbers found in the Point Gardens Development in 

Poynette, WI which was developed by Torque Companies (Randy Alexander). ​
​
 

Single Family Lots 

 Acres Average Lot Size Value Per Home Total Assessed  
Value 

Missing Middle, 
Affordable Lots 

30 5,137 square feet $480,000  
(current value) 

252 units = 
$121 million 

Traditional Sized Lots 14 6,200 square feet $600,000 
(current value) 

86 units =  
$52 million 

Total 44   $173 million 

 

Multifamily 

Acres Units per Acre Value Per Unit Total Assessed  
Value 

6 25 / acre $200,000 
(current value) 

150 units =  
$30 million 

 

Service Commercial 

Acres Units per Acre Value Per Unit Total Assessed  
Value 

4 8 / Acre $200,000 
(current value) 

32 units = 
$6.4 million 

 

Total Increment (current) value is $209.4 million.  
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7. Appendices 
•​ 7.1 Appendix A – Team resumes and bios 

•​ 7.2 Appendix B – Crowdsourced Concept Planning 

•​ 7.3 Appendix C – Partnership Opportunities 

•​ 7.4 Appendix D – Preliminary concept exhibits 
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•​ 7.1 Appendix A – Team resumes and bios 

Page 160 of 202



•​ 7.1 Appendix A – Team resumes and bios 

Page 161 of 202



•​ 7.1 Appendix A – Team resumes and bios 

Page 162 of 202



•​ 7.1 Appendix A – Team resumes and bios 

Page 163 of 202



•​ 7.1 Appendix A – Team resumes and bios 

Page 164 of 202
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•​ 7.1 Appendix A – Team resumes and bios 
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•​ 7.2 Appendix B – Crowdsourced Concept Planning 
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•​ 7.2 Appendix B – Crowdsourced Concept Planning 
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•​ 7.3 Appendix C – Partnership Opportunities 
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•​ 7.4 Appendix D – Preliminary concept exhibits 
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•​ 7.4 Appendix D – Preliminary concept exhibits 
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•​ 7.4 Appendix D – Preliminary concept exhibits 
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•​ 7.4 Appendix D – Preliminary concept exhibits 

 

Page 173 of 202



 

 

 

 

Development Proposal 

Lukken Farm, Mount Horeb WI  
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Executive Summary 

 

Encore Homes, Inc. perceives the opportunity to develop the Village-owned Lukken Farm site as 
a unique chance to continue our long history of adding high quality housing opportunities to the 
Mount Horeb market. 

Our proposal for the Lukken Farm site brings together multiple housing types to offer a 
community that embraces a vibrant mix of opportunity to appeal to a wide range of people who 
wish to make Mount Horeb their home.  

1. A multifamily lot that will support up to 100 apartment units 
2. 34 twin home units for owner-occupancy 
3. 28 cottage style small foot print homes for owner-occupancy 
4. 86 traditional single family homes for owner-occupancy 

There is also a 1.3 acre lot set aside for a commercial business opportunity to serve the 
community. Additionally, there is approximately 30.7 acres set aside as conservancy land as per 
the Village’s Comprehensive Plan for this area. This could potentially be donated to the Village 
as a complement to the Park being planned for this community.  
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Encore has worked to develop a range of housing options that are complementary to each other 
and  that deliver attainable homes for families of all types to thrive in, with a focus on 
sustainable land use and creating community. The development of these housing types together 
provides an attractive and sustainable neighborhood. 

 

 

 

TWIN HOMES 

The first housing type introduced in this proposed development is an innovative option created 
by the Encore team to address providing shared-wall housing opportunities that focus on cost 
control and energy efficiency while offering single family home designation as it relates to zoning 
and financing requirements. This allows buyers to pursue long-term, fixed rate financing options 
that contribute to stability and affordability. This is a unique answer to providing a multi-family 
shared-wall housing option without all the restrictions that come along with traditional shared-
wall condominium construction – challenging financing issues for shared wall condominiums 
still plague the markets in our post-recession world.  
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COTTAGE HOMES 

 

The next housing type offered in this proposed development is cottage style small footprint 
homes. These small footprint homes offers a down-size opportunity for seniors looking to sell 
family homes in the community as well as for first time homebuyers desiring to make their home 
in Mount Horeb. The focus is on creating an attainable housing option that offers customization 
options to owners desiring upgrades. 
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TRADITIONAL HOMES 

 

Traditional homes will offer a large variety of floor plans and elevations appealing to growing 
families wishing to upsize to accommodate family space needs. As always, an aggressive base-
price package structure gives homeowners the ability to control their budgets while selecting 
options and upgrades that suit their everyday lives, including security and energy-efficiency 
package options. 
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We’ve seen a range of demographics in these communities and they attract a wide variety of 
people from varied backgrounds. This lends to the vitality of these communities and offers a 
range of benefits to the homeowners who live there. Community pride in shared green spaces is 
evident, and gatherings are common, ranging from wine walks to community cook outs. 

Storm water management facilities are developed with native plantings that feature root 
systems that encourage infiltration and provide habitat for various birds and pollinators. A focus 
on community connectivity exists via walkways and paths that provide opportunities for daily 
exercise and pedestrian and bike-to-work commuters.  

Encore is committed to employing building practices that focus on attainable housing options 
and include options to contribute to Mount Horeb’s sustainability goals. We include options to 
make garages electric-vehicle ready, roof systems that are solar-ready, upgraded insulation 
package options, all electric kitchen packages and landscaping options that encourage native 
plantings. Construction also meets or exceeds all local and national building codes and 
complies with Focus on Energy partnership parameters.  

We strongly believe that providing an attainable price point for homeowners who are first time 
buyers, experiencing a family status change (loss of spouse, divorce), or down-sizers is critical in 
expanding home-ownership opportunities – building with a focus on easy-to-add energy 
efficiency upgrades will encourage homeowners to embrace green technologies and options as 
they can afford to do so. While many people opt to include these upgrades at the time they 
purchase from us, others are encouraged to know that we’ve made the options easy for them to 
pursue at a later time if finances dictate a delayed installation of these features.  

Benefits of increasing missing-middle housing opportunities to the Mount Horeb community are 
several. People who make up the labor force serving many Mount Horeb businesses can afford 
to live in Mount Horeb. Families experiencing status changes have an attainable option to keep 
their families in the school district they love. Downsizing seniors can re-sell their existing homes 
to new families that desire to become a part of the Mount Horeb community.  

In summary, the Development Team is anticipating working closely with all stakeholders in 
formulating an exciting addition to the Mount Horeb community. We are proud to put forth a plan 
that is in close alignment with the goals stated in the current Comprehensive Plan. With our 
emphasis on SUSTAINABILITY and ATTAINABILITY, we believe that we’re ready to be 
enthusiastically greeted by people who want to live, work and grow in Mount Horeb. In 
particular, we look forward to introducing the Mount Horeb community to our innovative housing 
products and partnering to address the missing middle housing that is so needed to continue 
the vibrancy that makes Mount Horeb so special. 
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Approach 

 

The Encore team of professionals has many years of experience in undertaking development 
projects from small scale development to complete neighborhood creation. The team is 
experienced in land acquisition, municipal approvals processes, neighborhood input meetings, 
entitlement planning and execution and ultimately development. Encore has executed and 
successfully delivered on Development Agreements in Madison, Mount Horeb, Fitchburg, 
Monona and most recently, a large scale complete neighborhood project in Middleton. 

Development responsibilities lie with Chad Wuebben, Encore Homes, Inc. President. Chad’s 
team consists of Jeff Jaschinski, CFO and CPA and Cari Wuebben, Broker. This team works 
closely with a robust group of professional engineers, storm water consultants, lenders and 
attorneys as appropriate to the scope of work. Upon completion of entitlement and subsequent 
land acquisition, Chad oversees infrastructure installation and works directly with assigned City 
representatives on acceptance of improvements. Upon acceptance, Encore Homes, Inc. teams 
take action to begin vertical construction. Home buyers work directly with professional sales 
and design staff members in the fully outfitted Encore Homes Design Center to select the home 
and finishes appropriate to their needs and budget. 
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Project Examples 

 

Redtail Ridge, Middleton WI  

Redtail Ridge is a complete neighborhood on Middleton’s northwest side. The greater 
community is approved for a total of up to 893 dwelling units, and consists of varied land uses 
spread over 128 acres with views of the Pheasant Branch Conservancy. There will be up to 444 
apartment units available for rent. Apartment land has been sold to a developer and 
construction is underway. For the remainder of the community, there are 36 Calliope Cottages 
(all sold and closed, owner occupied), 22 Canna Lily Cottages (12 sold and closed to owner 
occupants, 5 under construction and 5 in a future phase), 66 Redtail Ridge Townhouses (35 sold 
to owner occupants, 10 under contract and under construction, 21 in future phases). The 
remainder of the homes in the community are traditional single family homes, with both rear 
load and front load garage styles available.  
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Cottages at Chapel View, Madison WI  

28 Cottage condominiums on Madison’s far west side. Project completed and sold in 2020 and 
2021. Nestled among the Chapel View single family home residential development, across from 
Pope Farms Park and the Pope Farms elementary school, providing a segue into the community. 
Neighbors include a preschool/daycare, church, elementary school and park. The bordering 
arterial roadway is buffered by landscape and interconnected by a bike path and inter-
community walkways. 
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Windflower Village, Mount Horeb WI  

Windflower Village is a 55+ age restricted community. 54 cottage style condominium homes are 
situated around ample green spaces that feature a community pavilion, natural planting areas 
and ample walking paths. This community has created the opportunity for Mount Horeb 
community members who wish to down-size their lifestyle to remain in their neighborhood, 
while opening up housing options for young families who desire to move to the area. 34 of the 
cottages are sold to owner-occupants, and additional construction continues. 
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Paxton Place Townhomes, Fitchburg WI  

45 Townhomes interspersed throughout the Terrravessa neighborhood. Terravessa is a multi-
builder community with affordability and diversity being the main development objectives. 
Homes are set among a vast network of walking paths and surrounded by natural areas featuring 
native plantings and local wildlife. A mix of residential living options, an elementary school, a 
daycare and several retail and service businesses make Terravessa a vibrant and sought-after 
neighborhood.  Buildings vary finish and scope and are arranged in 2, 8 and 9 unit buildings. 33 
units have been constructed, sold and closed, and the remaining 12 units will start construction 
in late 2025. All units have been sold to owner-occupants. 
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Cottages at Terrevessa, Fitchburg WI  

 

Terrevessa is a multi-builder community with affordability and diversity being the main 
development objectives. Homes are set among a vast network of walking paths and surrounded 
by natural areas featuring native plantings and local wildlife. A mix of residential living options, 
an elementary school, a daycare and several retail and service businesses make Terravessa a 
vibrant and sought-after neighborhood.  To date 45 cottage properties have been constructed, 
sold and closed. These homes have all been sold to owner-occupants. Additional construction 
is underway.  
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Organization Overview 

 

Encore Homes, Inc. 

6840 Schneider Road 

Middleton WI 53562 

 

Chad Wuebben, President 

cwuebben@encorehomesinc.com 

608-444-7752 

 

Jeff Jaschinski, CFO 

jjaschinski@encorehomesinc.com 

608-836-4345 

 

Cari Wuebben, Broker 

cari.wuebben@encorehomesinc.com 

608-843-2500 

 

Encore Homes, Inc. was founded in 1979 and has been serving the Dane County community in a 
variety of capacities since that time. Encore enjoys strong relationships with a solid sub-
contractor base, stable financial partners and bankers as well as multitudes of homeowners in 
the greater Dane County metro market. A strong 10 year limited builders warranty backed by 
insurance is included in the sale of each home brought to market, providing peace of mind to 
homeowners that attention to detail and a track record of quality is guaranteed with their 
investment. Our team enjoys watching new homeowners gain financial tracking by investing in 
their first homes – equity growth when buying a new construction home in a vibrant Dane County 
community has been proven time and again. 
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Project Financials 

 

Please see the attached letter from Oak Bank regarding Encore’s ability to finance this proposed 
project to fruition. Encore proposes a purchase price of $3,330,000.00 ($45,000.00 per acre) to 
acquire the property from the Village of Mount Horeb.   

 

Encore proposes that the price for the property could change dramatically depending upon 
several factors that require input from the Village.  Several factors shaped this proposal, 
including the confining factors of the current Comprehensive Plan document. Should the Village 
wish to pursue a change to the Plan, design changes could occur that might impact density 
opportunities. Also at play are the current limiting factors of the Village’s current sewer capacity. 
Should additional capacity be pursued by the Village, that could present additional 
opportunities. Encore’s goal is to work cooperatively and collaboratively with the Village to 
determine the best ways to maximize the value of the property for the Village. 

 

Encore understands that the proposal as presented will require Village input and intends to 
acquire such input from neighbors, the Plan Commission and Council and other committees as 
the Village deems appropriate. It is to be expected that the composition of the site could change 
as input from these entities is acquired. The Encore budget anticipates costs to develop of 
$55,000.00 per lot (this takes into account subsoil conditions, known and unknown) and 
$20,000.00 per lot for soft costs including civil engineering, legal and consulting. Encore would 
anticipate entering into a land contract purchase agreement with the Village. The land contract 
would specify a take-down schedule, anticipated to occur over a five year period. The phase one 
take down would consist of approximately 30 acres. Detailed land contract terms to be pursued 
upon acceptance of this proposal. 
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Scope of Work 

 

Encore anticipates a standard entitlement process for this property and would acquire the first 
phase (anticipated to be about 30 acres) of land within 30 days after entitlements are finalized. 
Upon issuance of applicable permits and weather permitting, infrastructure construction would 
commence shortly after phase one land acquisition. A standard infrastructure installation of 
this size should be complete within 120 days, at which time vertical construction on homes will 
begin. Performance standards shall be demonstrated via the Developers Agreement and 
compliance with all national, state and local building codes, as well as stated Focus on Energy 
standards.  
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